CROSS ACCEPTANCE REPORT
COUNTY OF SUSSEX
The County of Sussex formally began the cross acceptance process with the transmittal of a municipal questionnaire (Exhibit 1) which sought information from all twenty-four municipalities.  In addition to the questionnaire, the Planning Division staff reviewed the filed master plan, land development ordinances and such other planning documents as had been filed with the Division.  A report (copies attached) was sent to each municipality, asking for their response as to the accuracy of the comments and the up-to-date status of materials in the County files.

Each of the five staff planners was assigned three or more municipalities with which to meet and discuss the reports, the delta map, proposed amendments to the SDRP, the information requested in the questionnaire, and any other matters considered important relating to State planning efforts.
Most municipalities requested two individual meetings, some three and one, Walpack, did not participate.  As Walpack is essentially all federal park, this is not an issue of concern.

Following the municipal meetings, three regional meetings were held on 12/1, 12/9, and 12/13 as an additional effort to secure public comment and to raise issues identified by the Planning Division as meriting discussion.

Throughout the process, planning staff, members of the County Planning Board, and the County Administration emphasized the importance of participation by the County community.  

Responses to Questionnaire

Although the majority of municipalities did not respond to the questionnaire in a timely fashion, some did with the following general input:
The elimination of approved sewer service areas in PA 4 and PA 5 is of concern to municipalities such as Sparta with Nodes proposed which would require such service.

The new COAH rules appear to be in conflict with a central premise of the SDRP by permitting construction of inclusionary housing outside of centers.  With little access to transportation, jobs or services, isolation of families in remote single family developments is a disservice to them and to the community.

With regard to Planning Area issues, neither the municipal cross acceptance committees nor the County staff and Planning Board felt that continuing the argument for PA 3 in Sussex County was likely to be useful.  The comments focus more particularly on state assistance in improving and funding infrastructure in centers to comprehensively further the objectives of the SDRP.
Both County staff and municipal representatives find it unreasonable and unnecessary to tailor the boundaries of centers to exclude all areas not otherwise proposed for development for reasons of dedicated use (parks, State Fair Facilities) or environmental sensitivity.  In would appear reasonable to understand that through language in the petition for plan endorsement or through an understanding of state and federal regulations that certain areas within a center cannot be developed or redeveloped.  That is the function of zoning at the local level as well.  These areas are a functional part of centers.  Limiting infrastructure such as sewer service would be a far more appropriate means to ensure compliance with the objectives of center creation and resource protection. 
The SDRP amendments do leave something to be desired.  The indicators related to Goal 1, Revitalize the State’s Cities and Towns do not relate to rural and suburban centers.  

In addition to tax base in Urban Aid municipalities, tax base in rural communities such as Montague, Sandyston, Byram are also of concern as they are indicators of limited means to finance public health, safety and welfare programs.
Goal 3 adds an indicator of Percent of Brownfields sites redeveloped.  Where a municipality has not allowed extreme pollution to occur and deterioration of the community fabric to result, it should be rewarded, not penalized for the clean up of others.

In order to foster the development of centers, the new indicator, Average Transportation Cost per capita and per job should be extended beyond simply planning area.  There is a built in bias against jobs and transit in rural/suburban areas within the SDRP and through the political process.  Reductions in time spent on the road, costs of accidents in time and money, air and water pollution, and improved access to and utilization of social services must also be factored into the discussion.

With regard to Goal 5, Provide Public Services at Reasonable Cost, it is the State and Federal government’s funding of roadway expansions that has provided the access which has facilitated sprawl.  The reductions in vehicle miles driven and in single occupancy vehicle trips are good indicators.
Under Goal 6, Provide Housing at Reasonable Cost, the State, in addition to requiring municipal zoning to permit low cost housing must also provide the funding for infrastructure and transportation to support this housing.  The market has simply gone with land costs, forcing most of those looking for reasonably priced housing into Pennsylvania.

Statewide Policy #1.  

It is disingenuous to suggest that state, county or local plans should have no effect on financial decisions and calculations of land and facility values.  Zoning, Planning Areas, and Centers all have direct connections to municipal and State development and financing policies and, if smart growth is to be realized, must be an important factor in market financial decisions.
Statewide Policy #2

Revised Policy # 3.  Mandating additional training programs in schools must consider the needs criteria to which public schools are subject and must also include equal application to private schools.  Funding for all such initiatives, particularly in light of recently enacted caps must be a pre-condition of any requirement.

Statewide Policy #4

Most public schools are already used by many community groups.  What is the objective?

Revised Policy #8 – What defines effective use?  What are “high performance” design features?

New Policy re:  Public Use of Public Lands and Facilities.  What provisions are there to fund additional security and custodial requirements?

New Policy re: Safe Routes to Schools.  This is an excellent idea.  Funding?  Joint municipal and Board of Education projects?

New Policy re: Energy Efficient School Buildings is a UCC issue, not a planning issue. Cost of “Green” technology.
New Policy re:  Inter-jurisdictional and Regional Planning and Coordination.  What means are proposed to integrate planning between private (particularly religious) and public schools?  Vast difference in construction/space requirements, etc.

New Policy re:  Educational Facility Financing.  Great idea.  What approaches to implementation are proposed in order that this be more than simply high sounding phrases?

Urban Waterfront Redevelopment must factor in the need to retain marine installations as well as multimodal transportation and distribution facilities.
Statewide Policy #8.
This should make specific recommendations on formation of a tri-state (NY, NJ, PA) comprehensive, integrated transportation plan and implementation strategy.

Agricultural Industry Nodes.  We strongly support the inclusion and support of Agricultural Industry in the SDRP and regional planning. We are particularly concerned with the existing and proposed language that would restrict new nodes to centers in Planning Areas 4, 4B and 5.  Nodes, by their nature, tend not to fit into mixed use centers.  For example, industrial/commercial parks should be located with easy access to major highway and rail systems.  Where the use of a highway must be shared between the through and heavy truck needs of industrial/commercial parks and centers, painful compromises are required.  Prior planning should work to avoid the conflicting roles required by mixed use centers and nodes.  Additionally, noise tolerance is expected to be much greater in nodes, street design requirements are more stringent, and the interaction of pedestrians and vehicular traffic is discouraged. Agricultural Industry should be located close to the production of products, an activity that also does not lend itself to dense mixed use centers.
The entire approach should be rethought.
Municipal Input
In meeting its obligations under the cross acceptance process, the Sussex County staff met with all municipalities other than Walpack.  From those meetings, designed to garner information on local build-out expectations and concerns with regard to the SDRP, the following points of concern were elicited:

Equity

In transferring densities from the environs, what guarantees are there that Transfer of Development Rights will allow a municipality to avoid the windfall/wipeout effects of a zoning overhaul?

What the tax implications of centers?

What are the congestion mitigation tools and funding available to a municipality which chooses to redirect density to centers?

What funding is available for infrastructure to support the center based vision?

Concentrating affordable housing in centers is required by the Memorandum of Understanding between the State Planning Commission and the Council on Affordable Housing.  If this is to be realized other than through an RCA, how does the State Planning Commission anticipate facilitation of this construction?

What are the municipal ratings on the Municipal Distress Index?  Is there additional funding available for municipalities with a “higher” rating, that are more distressed?

 
If an area changes from Planning Area 4 to 4B, what would the effects be?

Would State Permits be handled differently, more stringent review?  Any difference for grant applications?

Will the State Plan maps be changed to show the Highlands Core Preservation and Planning Areas?  How will the State Plan be addressing those areas?

State cooperation is needed for State Highways that bisect Centers.
Issues of parking spaces, traffic calming, accommodating pedestrian safety, signage.  
Same issues apply to County roads that bisect Centers.  One example is Ogdensburg, they have requested a traffic study to be done by County for Route 517.

Franklin Borough will request moving a traffic light on Route 23 to create a new 

4-way intersection as a “gateway” to Main St. from Rt. 23 at High Street.  This gateway is identified in their Municipal Master Plan, part of their plan to revitalize Main Street.

Traffic light would be moved from Rutherford Ave. (across from Sullivans) to High Street.

The Boroughs of Sussex, Ogdensburg, Hamburg and Franklin are centers and have been for decades.  How are they to be addressed by the new SDRP?

The automatic elimination of not-yet-constructed sewer service infrastructure outside of designated centers is inappropriate.  These areas have been studied and made part of the Sussex County Water Quality Management Plan and received approvals from the NJ DEP. 

Sussex County Strategic Growth Plan
The Sussex County Strategic Growth Plan, prepared with financial assistance form the Office of Smart Growth, is designed to serve as both a regional template for development and as a substantial element of the County’s Cross Acceptance response.  This report has been delivered separately in is in the process of being reviewed by OSG.  Comments are expected during the week of 12/20.

SUSSEX COUNTY PLANNING BOARD

PROPOSED CROSS-ACCEPTANCE PROCESS

“In preparing, maintaining and revising the State Development and Redevelopment Plan, the commission shall solicit and give due consideration to the plans, comments and advice of each county and municipality...” N.J.S.A.52:18A-202, 7.a.

“The commission shall negotiate plan cross-acceptance with each county planning board, which shall solicit and receive any findings, recommendations and objections concerning the plan from local planning bodies.” N.J.S.A.52:18A-202, 7.b.

Cross-Acceptance should be a simple and uniform process that maximizes input from the municipalities in relating their master plans and zoning ordinances to the State Plan.  The process as proposed by the Sussex County Planning Board will show the influence of the State Plan on local plans.  This evaluation is not a criticism of local planning efforts; rather it is a measure of the use of the State Plan by municipalities.  

Process

To explain the Sussex County Planning Board Cross-Acceptance process to municipalities, the County and the Office of Smart Growth will host a kick-off meeting at the Selective Insurance Auditorium on June 22, 2004 from 7:00 – 9:00 pm.  Following this meeting, the County’s Negotiating Entity with staff will schedule meetings in each of the regions to review the process and begin the comparison phase of cross acceptance.. 

Each municipality will be given a questionnaire to complete.  The questionnaire will obtain information on future development in the municipality and the use of the State Plan by the municipality.  If requested, the county planning staff can provide technical assistance.

The information will be compiled to determine the future population, housing, and employment growth of the county as well as the acres of open space and farmland to be preserved.  Where development is likely to occur will also be obtained.

Efforts to implement the State Plan will be listed as well as proposed changes to the State Plan and map will be noted for submission to the State Planning Commission.

The following is a questionnaire sent to each municipality in an attempt to secure a uniform set of data from each municipality.  The effort has not proven particularly effective as relatively few municipalities have actually completed the form and returned it to this office.

CROSS-ACCEPTANCE QUESTIONNAIRE

FOR THE 

_____________________________________________

(Name of Municipality)

PART I.
MUNICIPAL MASTER PLAN – FUTURE GROWTH AND PRESERVATION


This section of the questionnaire obtains information on future growth and preservation as presented in your municipality’s master plan, reexamination report and zoning ordinance.

1. Based on your municipality’s master plan and zoning ordinance, please provide the following information where applicable. 

a.) Number of existing housing units __________ + Number of future housing units by 2020 ___________ =_______________Total units by 2020.

b.) Existing commercial, office, industrial development ____________square feet + Future commercial, office, industrial development by 2020 _______________square feet = ______________Total square feet by 2020.

c.) Existing permanently preserved open space __________acres + Future permanently preserved open space by 2020 ___________acres =______________Total acres by 2020.

(Federal, state, county, municipal, non-profit).

d.) Existing preserved farmland ________acres + Future preserved farmland by 2020 _________acres = _____________Total acres by 2020

e.) Existing vacant land __________ acres – Land projected to be developed and preserved by end of Year 2020 __________acres = Remaining vacant land ___________________ acres by 2020.

2. Existing Development by Planning Area.  In the table below, provide the best estimate of      existing land use (March 2004) by Planning Area (see State Plan map).

	Existing Land Use
	PA 1
	PA 2
	PA3
	PA 4B
	PA5
	TOTAL

	Housing Units 
	# of units
	
	
	
	
	
	

	
	Area in acres
	
	
	
	
	
	

	Commercial, Office, Industrial
	Total floor area in square feet
	
	
	
	
	
	

	
	Area in acres
	
	
	
	
	
	

	Preserved Open Space (acres)
	
	
	
	
	
	

	Preserved Farmland

(acres)
	
	
	
	
	
	

	Vacant Land

(acres)
	
	
	
	
	
	


3.
Future Growth by Planning Area.  In the table below, provide the best estimate of where future growth will occur by Planning Area (see State Plan map).  

	Future Growth by 2020
	PA 1
	PA 2
	PA3
	PA 4B
	PA5
	TOTAL

	Housing Units 
	# of units
	
	
	
	
	
	

	
	Area in acres
	
	
	
	
	
	

	Commercial, Office, Industrial
	Total floor area in square feet
	
	
	
	
	
	

	
	Area in acres
	
	
	
	
	
	

	Preserved Open Space

(acres)
	
	
	
	
	
	

	Preserved Farmland

(acres)
	
	
	
	
	
	

	Vacant Land

(acres)
	
	
	
	
	
	


PART II.
SMART GROWTH INITIATIVES

1. a.
Will your municipality be applying for Plan Endorsement by the State Planning Commission within the next three years?  (Circle one) 








Yes
No
Maybe




1. b.
If “Yes”, would you be creating or delineating one or more centers within your municipality?

(Circle one)








Yes
No
Maybe




2. 
Has the planning board amended or will the planning board amend your municipality’s master plan to be consistent with the State Plan?  (Circle one)
Yes
No


If “Yes,” please provide a brief description of the changes or proposed changes below.


If “No,” please explain why. 


____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

3.  
Has the governing body adopted or will the governing body adopt amendments to your municipality’s zoning ordinance and/or map to be consistent with the State Plan?  (Circle one)

Yes
No


If “Yes,” please provide a brief description of the changes below.


If “No,” please explain why.


_____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
PART III
CHANGES TO THE STATE DEVELOPMENT AND REDEVELOPMENT PLAN - Adopted March 1, 2001

1.
Please list any proposed changes that your municipality would like to have made to the State Plan Statewide Goals, Strategies and Policies. (pages 23 through 174)

________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

2.
Please list any proposed changes to the description, delineation criteria, intent, policy objectives, and/or implementation strategy of any planning area.  Include any proposed changes to the description or delineation of centers and/or environs. (pages 181 through 254)

_____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________Please mark any proposed changes to the delineation of Planning Areas, Critical Environmental Sites (CES) or Historic and Cultural Sites (HCS) on the accompanying State Plan map.



_____ Yes, we are making changes to the State Plan Map



_____ No , we do not intend to make changes to the State Plan map

If your municipality is proposing changes to the State Plan Map, please complete the attached form (as required by the Office of Smart Growth)

PART IV.
CONTACT INFORMATION

Please complete the following information in the event we have questions concerning the information that you have provided.

Name of person completing the Cross-Acceptance Form: _________________________________________

Title: __________________________________

Mailing Address:
______________________________________________


______________________________________________


______________________________________________

Telephone:  (______) ________________________  Best time to call: _____________________

Fax: (_____)______________________________

E-mail:  _____________________________________

Communication preference:  Regular Mail         Telephone
   Fax        E-mail

To ensure that municipal officials in the planning process have reviewed this form with the information that you have provided, please have the Mayor, Governing Body President, and Planning Board Chair sign and date in the spaces provided below.

We, the undersigned, hereby acknowledge that the information provided in this form has been reviewed by the Mayor, the Governing Body President (if applicable) and the Planning board.

_______________________

_________________________

Mayor





Planning Board Chair

_______________________

________________________


Date




Date






NJOSG MAP AMENDMENT DOCUMENT

Page _______ of ________

Date : ____/_____/_______

County Name: ____________________________

OSG Quadrangle Number:_________

U.S.G.S. Quad Name: ___________________

Use this form to document requests for map amendments during Cross-acceptance. Use a separate form for each quad.

AMENDMENTS:

Amendment # 1 Planning Area  FORMCHECKBOX 
  Center  FORMCHECKBOX 
  CE/HS  FORMCHECKBOX 
  C/N  FORMCHECKBOX 
 

Reason for change: 

Source: 

Amendment # 2 Planning Area  FORMCHECKBOX 
  Center  FORMCHECKBOX 
  CE/HS  FORMCHECKBOX 
  C/N  FORMCHECKBOX 
 

Reason for change: 

Source: 

Amendment # 3 Planning Area  FORMCHECKBOX 
  Center  FORMCHECKBOX 
  CE/HS  FORMCHECKBOX 
  C/N  FORMCHECKBOX 
 

Reason for change: 

Source: 

Amendment # 4 Planning Area  FORMCHECKBOX 
  Center  FORMCHECKBOX 
  CE/HS  FORMCHECKBOX 
  C/N  FORMCHECKBOX 
 

Reason for change: 

Source: 

Municipal Review Reports
The following section contains the municipal review reports prepared by county staff and sent to each municipality.  These reports are the result of a survey of planning documents from the municipality found in the county files.  These reports serve a number of purposes, including informing the municipality what documents are on file and providing an external perspective of the material in the documents.  These reports are beginning to come back from the municipal cross acceptance committees.  The revised reports will be made part of the County’s Draft Cross Acceptance Report.
ANDOVER BOROUGH

Master Plan:

Historically, Andover was a regional farm center. At that time, commercial establishments supplied the neighboring townships with goods and services.  Currently, Andover Borough is designated as a Town Center.  However, the ordinances on file, including the master plan and zoning, do not reflect this new title.  It would be helpful if the center designation and master plan documents were integrated.  For example, while it is part of the Center Designation Application, Andover does not indicate its job to housing ratio in the Master Plan , or whether it could meet the center goal for an increase from 1:1 to 4:1. 

     
The guidelines for a town center state that it should have 1,000 to 10,000 people. Andover is currently short of the requirement, with just 658 residents and 282 housing units (2000 census, June of 1999, respectively).  The zoning for a center also requires a residential density of three units-per-acre.  Currently, Andover does meet this standard. Again, these issues have been addressed in the Center application and are anticipated with construction of the Sussex Properties, PUD.
Concerns over employment, in part spurred by the closing of the A&P shopping center, lead the Borough to make ‘job growth’ a top priority. Andover plans to address this problem with new businesses along Route 206 and County Route 517.  Moreover, the  mixed-use Planned Unit Development (PUD) zone, if constructed, would also help meet some objectives in the Town Center, including higher densities, sewer service and increased population. The sewer service area is intended for the business district along Route 206 as well as vacant land and the Borough core located west of this road.

     
Overall, commercial areas are concentrated in the Route 206 corridor with industrial sites on some of the county roads. Environmental factors, such as wetlands along Route 206 and steep slopes in the community, will shape the size and scope of these commercial areas. 

The town also is served by historically narrow residential streets and wants to preserve these and the remaining elements of the historic character of the Borough. 

A small park provides some recreation, but more will be needed if the PUD is built. 

Transfer of Development Rights (TDR) zoning is not mentioned in the master plan as it was not permitted at the time of adoption.
Relationship to the SDRP

Goal#1: Revitalize the State’s Cities and Towns.
The Borough does not discuss any stimulus to have its commercially-zoned land developed. The borough would like more economic development, but specific strategies to achieve this are also not addressed within the master plan. This is, in large part, a financial issue.  Municipalities with limited tax bases and little assistance from the State and Federal governments are not in a position to provide incentives. 
Goal#2: Conserve the State’s Natural Resources and Systems.

Steep slopes and stream corridors in Andover pose an environmental challenge for any new development. Ordinances state that there is to be no development within 100 feet of wetlands or stream corridors. Ordinances also require that new tree plantings occur when old ones are cut down. Such regulations highlight the borough’s efforts to conserve its natural resources. 

Goal#3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

Sewer service is planned for the Route 206 corridor. Reactivating rail service is promoted in the master plan. Agriculture is not a significant enterprise in Andover.  Although there are active agricultural operations in Andover, most of the remaining farmland is already planned for development. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Aside from the ordinances enumerated in goal #2, no other environmental protection ordinances have been adopted.  The only objective applicable to Goal #4 in the master plan is the possible reclamation of gravel pits. Remediation of these sites is suggested, but the Borough is not in a position to offer incentives to complete the task. 

Improved pedestrian circulation is a focus for the town center and this could help to reduce vehicle dependency. Transit options are not listed, but the Borough strongly supports the reactivation of rail service.  

A recycling ordinance mandates curbside pickup. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

As Andover is a small municipality, its court and rescue squad services are shared with other townships. Projects such as maintenance and snowplowing are contracted out as there is no road department.  Capital improvement possibilities include the expansion of recreational facilities. Improved pedestrian circulation is an objective, especially for new development, but a Borough wide sidewalk initiative is problematic as many dwellings are very close to roads. Road problems are highlighted, but they generally relate more to County and State roads as there are few municipal streets. 
Goal #6: Provide Adequate Housing at a Reasonable Cost.

The Borough has rehabilitated most of its deficient housing units. New housing is to be built within the PUD area. This zone also covers any additional affordable housing requirement. 

The average home price is $159,983, with the median rent being $670 per month. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Historic structures are of concern, but no plans are in place to help maintain them. The master plan supports abandoned railroad tracks being turned into rail trails. There is no open space plan on file.  

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Municipal planning areas of conflict include the PUD zone adjacent to an industrial zone in Andover Township. One of Green’s residential zones matches a Borough residential zone.  Green has a business zone next to a Borough industrial zone. 

Andover Borough Zoning Files:
	Document
	Date

	Master Plan
	Mar-89

	Zoning Code Book
	1997

	Housing 
Element
	Jul-99


Zoning:
	Zone
	Type
	Lot Size
	Building Cover
	Lot 
Coverage
	Road 
Frontage(Ft)

	R-1
	Residential
	2 ac.
	 
	20%
	250

	R-1A
	Residential
	15,000 sq. ft.
	 
	20%
	 

	R-2
	Residential
	10,000 sq. ft.
	 
	20%
	 

	R-3
	Residential
	10,000 sq. ft.
	 
	20%
	100

	C-1
	Commercial
	20,000 sq. ft.
	 
	50%
	 

	C-2
	Commercial
	5 ac.
	20%
	40%
	 

	C-3
	Commercial
	4 ac.
	 
	 
	600

	IP
	Industrial Park
	5 ac.
	 
	50%
	 


Notes: 

· The R-2 zone allows for single family homes and permits these to be altered into 2 family homes. A minimum area requirement of 900 square feet is required for homes in the Borough. 

· The C-1 commercial zone allows for retail uses, including hotels, restaurants, auctions and storage of commercial vehicles and materials. 

· The C-2 zone includes shopping centers. 

· The C-3 commercial and limited industrial zone allows for shopping centers, professional buildings and light manufacturing without heavy truck traffic. 

· The provisions for future development in the town center are covered under the Planned Unit Development option. The lots and blocks covered by this option and the zone requirements, are listed and/or referenced in the zoning code. 

· A review of the Town Center Resolution conditions and progress in meeting the same is appropriate.

ANDOVER TOWNSHIP

Master Plan:

Andover Township’s goal is to develop in a sustainable fashion and to work with neighboring communities to achieve this goal.  Resource conservation efforts are addressed through averaging lot sizes and clustering developments. The township has proposed a village center at Springdale. Two other centers are also under consideration,  the Andover Transit Village near the Lackawanna cutoff and Andover Corners in the vicinity of the Municipal Building.  The town center areas are not addressed in the zoning ordinances, however, in the event a Plan Endorsement application is approved by the State Planning Commission, ordinance amendments will be enacted as appropriate.  In line with this goal, additional discussion and recasting the Center Application will be necessary.
Andover would like to see new businesses established along the Route 206 and Newton-Sparta road corridors. The township recognizes the need to improve circulation patterns in order to alleviate future traffic congestion. Route 206 can support more businesses, but curb cuts must be limited for traffic safety.  All of this approach will be reevaluated as part of the Plan Endorsement application.
Other goals in the master plan include limiting development along ridgelines and steep slopes and using a density factor adjustment for residential zones when accommodating environmental constraints.

The 2000 master plan shows most of the township going from one-acre residential lots in 1992 to the current 2 acres. The Township also provides for lot-size averaging on tracts of land larger than 10 acres. This is used to protect environmental features, avoid cookie-cutter developments and preserve existing woodlands. The Township’s ordinances provide for some clustering around environmentally-constrained areas, but there is not an active role in any preservation efforts.

     
The master plan states that 75% of the town has development constraints with limestone sinkholes, steep slopes and aquifer recharge areas. 

Zoning provides for commercial and industrial areas, while also addressing excessive land coverage in the industrial zones. Impervious land coverage impairs aquifer recharge near Andover Borough and Lafayette Township. The concern about aquifer recharge in industrial zones conflicts with the current zoning regulations. Currently, 60% impervious coverage is allowed. 

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

The goal of ‘revitalization’ is not articulated in the master plan on file. Improvements may be considered for commercial/industrial areas.

Goal #2: Conserve the State’s Natural Resources and Systems.

Despite Andover’s efforts at clustering developments around sensitive areas, no active preservation is endorsed. The storm water management ordinances prohibit any water management that will cause flooding or harm to other properties. The current ordinances allow for up to 60% impervious coverage in industrial zones, which reduces recharge. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

Growth that would be intrusive to current landing patterns is prohibited around the airport landing strips. Although one of the Township’s goals is to achieve more economic development, there is no plan to help accomplish this. 

The Township does have a ‘right to farm’ law to help promote the agricultural industry, but the master plan has no tools to help preserve farmland.  

The Township wants to promote new businesses, but gives no guidance to do so. 

TDR zoning is not discussed by the township but is under consideration. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

If any areas in the township are in need of remediation, clean up is not discussed in the master plan. 

The purpose of residential clustering is to preserve sensitive environmental areas.  

Storm water management is intended to prevent pollution and hazardous runoff.  

Ordinances deal with containing noise and odor pollution on the production site.  

There is no mention of recycling in the master plan or ordinances. The Township has entered into an agreement with a local hauler to pick up paper, cardboard, commingled bottles, cans and plastic.
Farmland preservation and Green Acres is discussed in the master plan, but these programs do not appear to be emphasized.  A substantial amount of parkland (Hillside Park) has been acquired through Green Acres.
Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

There is a concern about traffic circulation and road improvements. Problems are noted in the 1992 master plan, but there is no capital improvement plan to improve the traffic on major arteries.  

A master plan goal is for alternative transportation nodes such as bus routes and a park and ride area. The township would like the Lackawanna Cut-Off to be reconstructed so a transit village could be built near the new station. 

Municipal open space mentions development of sports fields. 

New equipment for the fire company was purchased from 1989 to 1992.  Efforts continue to update equipment for both the Fire Department and the Lakeland Rescue Squad.
Goal #6: Provide Adequate Housing at a Reasonable Cost.

Currently, zoning allows for houses on 0.5 to 3 acre lots. There is a zone for senior housing and 76 affordable housing units, but none have been constructed yet. 

The master plan does not give any information about sewers, or if they are located within the Mount Laurel zone. Some parcels of land in the Mount Laurel area, zoned for affordable housing, were under consideration for purchase by the Nature Conservancy. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

The master plan discusses state preservation plans. The township has no current open space inventory or farmland preservation plan.  
One goal is to provide architectural guidelines for developments, but historic sites are not addressed in the master plan. However, the planning board can review any proposed changes to buildings and alteration of historic structures is not allowed without a building permit. 

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

A master plan goal it to work with other municipalities, but the 2000 reexamination report does not list any current efforts in this area. The zone comparisons with adjacent municipalities include: 

Hampton has a residential zone against Andover’s industrial area. 

Lafayette has light industrial and 5 acre residential against a 2.5 acre zone and planned residential development in Andover.  

Sparta, Byram and Green all have matching/corresponding zones between them. 

Andover does have a commercial zone bordering a residential in Sparta on Sparta Avenue. 

Fredon has its 6 acre residential adjacent to Andover’s Mount Laurel zone. 
Andover Borough has commercial zoning next to the Township’s residential zone.  

Newton has a townhouse zone bordering the Mount Laurel zone and manufacturing next to the Township’s residential zoning in other areas. 

The Township’s industrial zoned property borders residential land in the Andover borough. The Township’s environmental objective is minimal coverage to ensure adequate recharge to the aquifer. Soils in the industrial zone near Hampton Township have a low bearing capacity.

Andover Township Zoning Files:
	Document
	Date

	Zoning Code Book
	2004

	Master Plan Amendment
	May-00

	Master Plan Reexamination Report
	Apr-00

	Master Plan
	Oct-92


Zoning:
	Zone
	Type
	Lot Size
	Building Cover
	Lot 
Coverage
	Road 
Frontage(Ft)

	R-1
	Residential
	1 ac.
	 
	 
	200

	R-2
	Residential
	2 ac.
	 
	 
	200

	R-2.5
	Residential
	2.5 ac.
	 
	 
	 

	R-3
	Residential
	3 ac.
	 
	 
	300

	R-0.5
	Residential
	20,000 sq. ft.
	 
	 
	 

	PRD
	Planned Retirement Community
	200 ac.
	 
	25%
	 

	C-B
	Community Business
	12,000 sq. ft.
	20%
	60%
	100

	H-C
	Highway 
Commercial
	60,000 sq. ft.
	20%
	60%
	200

	I
	Industrial
	130,000 sq. ft.
	25%
	60%
	 

	ML
	Mount Laurel
	20 ac.
	 
	 
	 

	MFR
	Multi-Family 
Residential
	5 ac.
	 
	 
	 

	PCD
	Planned Commercial Development
	25 ac.
	 Overlay zone
	 
	 

	SR
	Special Residential
	5 ac.
	
	
	

	BPO
	Professional Office
	0.5 ac
	
	
	

	B
	Business
	0.5 ac.
	
	
	


 Notes: 

· The code requires 0.15 acres of open space for every lot created in major subdivisions. 

· Two hazard zones are denoted around the township’s airports to prevent future encroachment problems. 

· A clustering option allows for one acre lots within the R-3, R-2.5 and R-2 zones. 

· A 2003 zoning amendment calls for a planned retirement community allowing single family, patio homes, assisted living and nursing homes. It also allows for recreation, a golf course and retail services on a minimum of 200 acres. The single family homes are to be built at 1.5 d.u./acre, while townhouses are to be 0.41 d.u., and assisted living at 0.87 d. u. 

· The Mount Laurel zone is zoned for six units per acre with a total of 76 affordable units needed.  Commercial space is allowed in the Mount Laurel zone. 

· Multi-Family Residential has five acre tract minimum for the construction of garden apartments. 

· A Special Residential designation is provided for seniors using R-1 zoning criteria or nursing homes.
· The Airport Hazard zones affect nearly all zones in the Township
BRANCHVILLE BOROUGH

Master Plan:

Branchville is a designated as a Town Center and will need to address pedestrian circulation and wastewater treatment to be more consistent with state planning and smart growth. More than 1200 are employed in Branchville, giving the Borough more workers than residents. The job to resident ratio in the Borough is 3:1, consistent with  State goals for town centers. As a small, existing center, Branchville meets the jobs needed for a center and will not meet the total population requirement. 

      
The biggest impediment to smart growth in Branchville is the lack of sewer service. It prevents affordable housing construction and commercial development.  With the Town Center designation, Branchville hopes to be able to acquire state funds to provide sewers for the town. 


Unless and until sewer and water infrastructure are available, no appreciable change is expected to occur in the Borough.

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

The lack of central sewers prevents any further economic development in Branchville.

Goal #2: Conserve the State’s Natural Resources and Systems.

The master plan indicates that more land is needed to protect the water supply, but no plan is in place to do this. Protecting streams from pollutants is a concern, but the Borough feels this will not be done effectively until a sewer system is constructed.

Goal #3: Promote Beneficial Economic Growth, Development, and Renewal for All Residents of New Jersey.

There are already more workers than residents within Branchville.  Growth is limited by wastewater treatment deficiencies. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Watershed management and protection is a key objective of the Borough.  Again, this is dependent on construction of sanitary sewer facilities.

The township has a recycling ordinance to pickup recyclables on garbage days and separate leaves from solid waste. Commercial facilities also must recycle.  

The Borough is working to protect water quality along Culver’s Creek and the Paulins Kill. Areas with steep slopes need protection. 

The Borough Resource Inventory was utilized in order to ensure that no intrusion of sewer- related facilities occurs in wetlands. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

In 1990, a new one million gallon water storage tank was installed. 

A new firehouse was constructed in 1991. 

Roads to be reconstructed and upgraded are identified. New parking lots are being constructed so shoppers have ample parking within the business district. The capital proposals are for road paving, parking lots and sidewalks.  

Mass transit and TDR are not discussed.  It may be, that through the Center Designation and construction of central sewer service, that densities 
Goal #6: Provide Adequate Housing at a Reasonable Cost.

The Borough is required to provide the opportunity to develop 23 affordable housing units.  These cannot be constructed until a sewer system is available.

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Historic preservation plans are not addressed. 

Currently, the borough has ample recreational land and there are two small parks in the Borough. 

Future pedestrian circulation is being evaluated, but plans are not detailed.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

The town has compatible zoning with Frankford Township as a result of a rezoning of land on Fox Hill Road and Wantage Ave. for professional/office. 

Other regional or shared service initiatives are not mentioned in the master plan. 

Branchville Borough Zoning Files:
	Document
	Date

	Master Plan
	Jan-99

	Zoning Code Book
	Nov-03


Zoning:
	Zone
	Type
	Lot Size
	Building Cover
	Lot 
Coverage
	Road 
Frontage(Ft)

	R-1
	Residential
	15,000 sq. ft.
	 
	 
	100

	R-2
	Residential
	15,000 sq. ft.
	 
	 
	100

	R-3
	Residential
	20,000 sq. ft.
	 
	 
	100

	C
	Commercial 
	15,000 sq. ft.
	 
	 
	100

	P-O
	Professional/Office
	40,000 sq. ft.
	 
	 
	 

	H-C
	Highway 
Commercial
	40,000 sq. ft.
	 
	 
	 


Notes: 

· The R-2 zone has two family homes on the same lot size as provided for single family homes. 

· Commercial zones allow for retail stores but not gas stations, junkyards or heavy manufacturing businesses. 

· The highway/commercial zone allows for commercial buildings and professional offices. It may be that a refinement, based upon the Center, would be appropriate.

· The mixed use provisions of the centers concept should be reviewed in light of the above. 

BYRAM TOWNSHIP

Master Plan
Village Center and Environs


In May 2004, Byram Township received a Village Center Designation for the commercial parcels along Route 206 and the undeveloped parcel at the Route 206/Lackawanna Drive intersection.  This mixed-use center will provide basic services to the community, including economic growth and housing needs.  It will offer residents a variety of retail stores and restaurants in a pedestrian-friendly environment.  Township ordinances establish requirements for architectural design, open space and landscaping, and more compact bulk standards to produce a village-like area.


The Byram Designated Village Center is consistent with SDRP criteria and projects a maximum population of 4,500 in 2020.  The center is located near an arterial highway (Route 206) and is 165 acres, of which 60 are zoned to include residential development.


The center is designed to accommodate the majority of future residential and commercial growth in Byram.  Much of the land outside the center is environmentally constrained.  Some land outside the center is zoned for industrial/office uses but is severely limited by steep slopes and rocky terrain. 

 
Except for the Designated Village Center, the entire township lies within the Highlands Core Preservation Area. 

Relationship to the SDRP

Goal #1:  Revitalize the State’s Cities and Towns.


The wastewater facilities serving Byram are a critical element in the Township’s efforts to reorganize development patterns and move toward center-based, mixed-use, moderate density development.  The village center will accommodate most of the Township’s residential and economic growth.  Nearly all the remainder of the Township is heavily wooded or occupied as lake communities.


Redevelopment of mine and quarry sites is addressed through the new Master Plan (draft 2004 and adoption by 2005) and new zoning ordinances.

Goal #2:  Conserve the State’s Natural Resources and Systems.


Beyond the Village Center, the Highlands Core Preservation Area dramatically limits growth.  The Township has also adopted a Tract Disturbance Ordinance that prohibits the disturbance of sensitive environmental features.


Lake pollution from septic and storm water runoff in the residential communities is a concern.  The Township’s Smart Growth Plan (2000), Lakefront Development Plan (2003), and new Master Plan (2004-2005) make several recommendations to remediate these problems, including extending the Township’s septic management programs to all lake communities, revising bulk standards, and BMPs.  


Cluster and lot-averaging options are allowed under the new Master Plan in residential zones.  


An open space plan was completed by the Township in 2000 to identify lands for future acquisition.  The plan recommends several strategies to acquire open space, which the Township Open Space Committee is actively pursuing.  All preserved parcels—existing and future—will be included in a new Open Space Zone, recommended in the new Master Plan.


In 2004, the Council authorized a bond that allows municipal Open Space Trust funds to be leveraged for acquisitions today.

Goal #3:  Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.


Sewer service within the village center will help promote more business expansion in compact service patterns.

Goal #4:  Protect the Environment, Prevent and Clean Up Pollution.


Prevention of lake pollution from septic and stormwater in the lake communities is addressed in the Lakefront Development Plan and new Master Plan.   Septic management districts exist at two of the Township’s largest lake communities (Cranberry and Mohawk) and is being extended to a third (Lackawanna).  New bulk standards and BMPs for lake communities will help limit impacts.  


The Village Center Ordinance requires a 200-foot buffer along the Township’s most important stream; and the Tract Disturbance Ordinance require buffers around water features ranging from 40 to 100 feet from the 100-year flood line.


Separation of recyclables is mandatory, with some picked up at curbside and drop off of materials at the municipal recycling center.

Goal #5:  Provide Adequate Public Facilities and Services at a Reasonable Cost.


The Lakeland Rescue Squad shares services with the Andovers.  Byram fields an excellent volunteer Fire Department and a full-time Police Department.  The equipment for these services also undergoes continuous upgrades.


The new Master Plan addresses circulation needs and recommends various transportation improvements, while also calling for greater planning that serves Township needs without promoting excessive development or destroying the Township’s rural atmosphere.

Goal #6:  Provide Adequate Housing at a Reasonable Cost.


Affordable housing is to be located within the 60-acre Village Center Zone.  No other areas are designated for affordable housing.  The Township has rehabilitated 28 units, and will provide 34 new units in the Village Center Zone.  The Township has also adopted a developer fee ordinance to offset the costs associated with affordable housing.  The Township has received ‘substantive certification’ from COAH for this plan.

Goal #7:  Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.


Historic sites are listed, but no plan is in place to make sure they remain intact.  The new Master Plan contains a preservation element that makes recommendations.


 A major open space goal is to preserve open space through acquisition of land along the Lubbers Run stream corridor and several other project areas.  The Open Space Committee is aggressively pursuing these goals and partnering with state, county, and non-profit preservation groups.


The Township now has a full-time recreation director. Renovation and expansion of its largest recreation facility, C.O. Johnson Park, is currently underway.

Goal #8:  Ensure Sound and Integrated Planning and Implementation Statewide.


The new Master Plan addresses regional planning and the impact of Byram’s new development patterns on the region and neighboring towns.  Byram has hosted regional open space meetings and has taken initiatives to open dialogues with neighboring towns about development and transportation proposals.   Byram has been active in discussions about county-wide issues as well and continues to seek regional discussions.


‘Byram Island’ is separate from the rest of the Township.  Currently, all of the land in ‘Byram Island’ is owned by NJDOT as part of the proposed Lackawanna Cutoff project.  The new Master Plan discusses the zoning of this parcel.


The new Master Plan assesses Byram’s proposed zoning as compared to zoning in neighboring towns and mentions the Township’s desire to participate in inter-municipal and regional discussions on important development and transportation issues.


Zoning of adjacent municipalities includes:

· The border with Allamuchy consists of parkland.

· Sparta’s border matches up with lake communities and residential zones.

· Green and Andover’s borders match up with similar residential zoning.

· Hopatcong has nearly all residential to residential, but there are three commercial recreation zones in Byram next to residential zones in Hopatcong.

· Stanhope has commercial highway areas bordering residential and business areas in Byram, as well as a planned industrial zone that borders residential and industrial uses in Byram.  (The new Byram Master Plan proposes rezoning this industrial area to residential.)

Byram Township Zoning Files

Document  




Date

Master Plan 




April 1989

Natural Resources Inventory


June 1994

Master Plan Amendment


June 1995

Master Plan Amendment


April 1996

Lubbers Run Greenway


June 1997

Housing Element 



May 1998

Zoning Code Book



February 1999

Open Space Plan 



October 2000

Master Plan Re-examination


June 2002

Lakefront Development Plan 


September 2003

New Master Plan



2004-2005

                    Zoning (per new Master Plan)

Zone
Type




Lot Size
R-1
Residential 



10-acre density zoning

R-2
Residential



5-acre density zoning

R-3
Residential



40,000 square feet

R-4
Residential



20,000 square feet

R-5
Residential



10,000 square feet

FTP
Family Theme Park


80 acres

CR
Commercial Recreation

20 acres

VC
Village Center



60 acres

VB
Village Business


40,000 square feet

IPR
Industrial, Professional, Recreation
(by site plan)

NC
Neighborhood Commercial

40,000 square feet


Notes:  

· Part of the Designated Village Center is zoned IPR.
· The FTP district permits a number of uses, including restaurants, but no housing.

· It will be appropriate to discuss the Plan Implementation Agenda that was included within the Center Designation report with respect to its integration with the new Master Plan and new land development codes.
FRANKFORD TOWNSHIP

Master Plan:

           A major stated objective is to create the foundation for a Village Center at Ross’ Corner, with concentrated growth for commercial, industrial and senior housing development.  This area would create a new Main Street area with pedestrian walkways, connected to public transportation. There are no town center ordinances or overlay in the zoning book, however. 
            The zoning code suggests that the proposed commercial development occur in a style consistent with American rural architecture.  Such uniformity of style would create an identifiable community district.  No significant mention is made of integration of the uses or provision of market residential units.
            As the master plan suggests that a Village Center would be appropriate at Ross’ Corner and designation of this center will require an application for Plan Endorsement, these issues will have to be addressed if the proposal is to move forward.  Additionally, the redistribution of all development in the Township will be critical to the creation of the Village Center. 
           Frankford Township now has increased its residential minimum lot area to five acres in its rural areas with a cluster option available on parcels of land greater than 40 acres.  It may be appropriate to discuss the minimum tract size and the flexibility to meet general open space objectives.

           Frankford has prioritized open space parcels.  The town identifies 8,890 acres as vacant land in its 34.8 square miles, and has only a few active farms.  

Despite the fact the township wants to protect areas outside the planned growth area, the master plan does not detail how it intends to implement these protections (use of TDR, etc.) nor is the function of the center as focus of most future development discussed. 

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

The plan generally provides for several business and industrial districts along the main corridors with residential development scattered through out the Township. 


Goal #2: Conserve the State’s Natural Resources and Systems.

Frankford has implemented five acre zoning to protect its resources. The cluster ordinances will help by requiring the set aside of 45% of a developed parcel. This is the only land protection tool within the township’s ordinances. Objectives to preserve land and ecosystems are given, but no actions to achieve these goals are mentioned.

Goal#3 Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

The Sussex County Fairgrounds are a large regional attraction.  This, along with the Skylands Baseball Park provides a significant economic opportunity for the Township.  In the event a center is created at Ross’ Corner, these elements should be incorporated in the overall design as part of a coordinated approach to community design.  Various areas of the Township are zoned for business, industry and recreation, largely as a function of roadway location. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

The township is currently using State and County land preservation programs to protect its critical environmental features through farmland preservation and other land purchases through ‘Green Acres’.  

Banning of certain fertilizers to help reduce lake eutrophication is discussed. Although resource conservation is a goal, the Township does not tie this effort together with the rezoning scheme or by other means identify ways for this to occur. 

Recycling is not discussed in the master plan.

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The master plan does not discuss public facilities and services in depth. 

The capital improvement plan from November 1996 listed intended road maintenance.

Another map from 2000 details future road improvements. There are no updates to this road improvement plan. 

The township’s transit goal deals with the use of county buses. 

Goal #6: Provide Adequate Housing at a Reasonable Cost.

Group homes have been used to meet some of the Township’s affordable housing requirement.  Rehabilitation is also expected to yield credits. The township is obligated to rehabilitate 41 units and possibly impose developer fees. 

If the town center, now plan endorsement, designation is approved, it will contain both market and affordable housing for all population groups..

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Currently, an ample supply of recreational areas is leased from Rutgers University. The open space master plan lists parcels for possible farmland preservation and ‘Green Acres’ acquisition.  
The preservation of ridge lines is also suggested. The township’s own participation level is not mentioned, however.  No course of action is outlined to establish a greenbelt around Branchville, despite its being an articulated goal. Greenway and parkland expansion is advocated, but the exact areas are not identified.
A list of historic structures is on file and the zoning code requires the American rural architectural style be employed for new buildings.  

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Integrated planning initiatives and other shared services with surrounding municipalities are not addressed in the master plan.  The zoning in adjacent municipalities includes: 

Branchville’s zoning areas match that of Frankford, but at slightly higher densities. 

Sandyston’s border consists of parkland areas. 

Hampton’s residential zones match up with the residential areas in Frankford. 

Wantage has large-lot zoned areas matching with some smaller commercial strips along county roads. 

Lafayette has some of its residential areas bordering industrially zoned land, but the remaining residential and commercial uses match up. 

Frankford Township Zoning Files:
	Document
	Date

	Zoning Code Book
	Sep-99

	Capital Improvement Plan
	Jan-00

	Housing Plan
	Jun-00

	Master Plan Update
	Nov-00

	Open Space Plan
	Sep-01

	Five Acre Zoning Amendment
	May-04


Zoning:
	Zone 
	Type
	Lot Size
	Building Cover
	Lot 
Coverage
	Road 
Frontage(Ft.)

	A-R
	Agriculture/Residential
	5 ac.
	 
	 
	300

	C-1
	Commercial
	 
	 
	40%
	 

	C-2
	Commercial
	 
	 
	 
	 

	C-3
	Commercial
	40,000 sq. ft.
	 
	 
	 

	C-R
	Commercial Recreational Resort
	100 ac.
	 
	 
	 

	LI
	Light Industrial
	3 ac.
	 
	 
	250


Notes: 

· Frankford now has an Agriculture/Residential District. A cluster option permits a reduction to 2.5 acres and a maximum of 10% coverage in the environmental preservation district. 
· An open space/agricultural option allows for lots of 1.5 to 2.5 acres with 15% coverage. The tract must have 45% of the land deed restricted as open space with 25% having no environmental constraints. 

· The C-1 zone allows for commercial establishments on 20,000 sq. ft. lots with 40% coverage on township roads or 40,000 sq. ft. on county and state roads. 

· The C-2 commercial zone requires a minimum of 3 acres per lot on municipal roads or 217,000 sq. ft. (4.98 acres) on county and state roads. 

· The C-3 zone is designed to permit commercial and professional establishments. 

· In C-2 and light industrial zones, buildings with over 50% of walls in windows are discouraged. 

· The zoning code states that American rural architectural styles are preferred. 

FRANKLIN BOROUGH

Master Plan:

The vision in the master plan is to build a vibrant Main. St. with a revitalized commercial district by 2020.  Part of this revitalization will include the addition of new parks and protection of historic sites. A gateway entrance will welcome visitors to the borough. Sewer service exists in Franklin and enables the increase of both residential and commercial development.

     
The township wants to preserve its current residential character, but does not deal with how this will be accomplished. The town center proposal is also not attended to in the master plan.

     
A reduction in the amount of commercially-zoned land is a potential act the borough considers in its master plan. Another possibility involves expanding constrained land in the borough to 3 acre requirements. 

            Along the Wallkill River, flooding and wetlands are a concern. Many tracts of abandoned land that were mined could be redeveloped.  In addition to the Main Street plan, another goal is to redevelop the zinc mine properties. 

Goal #1: Revitalize the State’s Cities and Towns

Commercial projects are encouraged along Route 23 as well as in the town center. 

Blighted mine sites are intended to be put land back into useful forms. The exact plan as to how this revitalization is to occur is not discussed.
Goal #2: Conserve the State’s Natural Resources and Systems.

Some undeveloped areas of the borough have environmental constraints. A residential cluster option is available in order to accommodate these constraints. An ordinance requires buffer zones near steep slopes, streams and flood hazard areas. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

The borough wants blighted and unused commercial properties to be redeveloped. To this end, the borough proposes to build a mixed-use site on a former mining property with houses and an open-air market. But the time frame for this project is not stated. 

All public areas are to be landscaped and the new architecture is to complement existing structures. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

The blighted mine property is zoned for remediation. 

The borough is working on a wellhead protection program in its master plan. 

A floodplain district along the Wallkill River was created to prevent any property use that is dangerous to health and safety. There are also buffers for flood hazard, streams and steep slope areas. 

The borough picks up recyclable materials at residences.

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The plan indicates a need for additional sidewalks, but there is no immediate solution for this deficiency. Possible capital improvements to streets are not listed. 

The master plan does cite possible future acquisition for parklands. A better traffic pattern on Route 23, with increased signage and road realignments, is proposed. 

More public parking is also suggested within the Borough, but the master plan does not show how to achieve this. County bus routes service borough residents.  

Public buildings were renovated a few years ago.  One community center jointly serves both the Borough and Hardyston Township.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

According to the 2000 census, the average home value was $135,000. 

There are plans to use group homes for affordable housing credits. For affordable housing, 46 units have been rehabilitated. 21 apartments for rent have been completed. A potential senior citizen zone is intended to meet the remaining obligation. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

A Historic Preservation Commission is recommended and several sites are listed on registers of historic places, but no plans have been enacted to protect these sites. The Franklin Historical Society does operate a museum. 

Land for recreation and open space is listed as proposed future acquisitions, but no status was given as to when they shall be purchased.  

Natural heritage sites with geologic and historic features are important sources for possible preservation efforts. 

The township wants to promote rails to trails projects and have the state purchase other open properties. 

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

A proposal exists for Franklin and Hardyston to get together review their new master plans and make their zoning ordinances compatible. Franklin has higher densities than Hardyston.  
Hamburg has a residential zone abutting Franklin’s industrial area. 
Ogdensburg’s zoning matches with Franklin’s. 
Franklin has a quarry zone but Sparta does not. 

Franklin Borough Zoning Files:
	Document
	Date

	Housing Element
	Mar-98

	Green Acres Rails to Trails
	Jun-00

	Master Plan
	Mar-03

	Zoning Code Book
	Sep-04


Zoning:
	Zone
	Type
	Lot Size
	Building Cover
	Lot 
Coverage
	Road 
Frontage(Ft.)

	R-1
	Residential
	43,750 sq. ft.
	 
	 
	105

	R-2
	Residential
	43,750 sq. ft.
	 
	 
	105

	R-3
	Residential
	15,000 sq. ft.
	 
	 
	60

	R-4
	Residential
	6,250 sq. ft. 
	 
	 
	50

	MHP
	Mobile Home
	25 ac.
	 
	 
	 

	B-1
	Business
	6,250 sq. ft. 
	 
	 
	 

	B-2
	Business
	15,000 sq. ft.
	 
	 
	 

	HC
	Highway Commercial
	5 Acres
	 
	 
	 

	I
	Industrial
	5 Acres.
	 
	 
	                   350

	OS/GU
	Open Space Gov’t Use
	None
	 
	 
	 

	GC
	Golf Course
	50 Acres 100 Acres
18 Executive Holes
	 
	 
	 

	Q (1)
	Quarry
	40 Acres
	 
	 
	                   400

	HMF
	Hospital/ Multifamily
	Six (6) du/acre
	 
	 
	 


Notes: 

· New ordinances on file pertain to cell tower regulations. 

· Residential cluster is allowed on over 20 acres with 33% of the land being preserved.  

· MHP is the mobile home park district with 25 acres minimum, using an overall density of 6 units per acre. 

· B-1 is a business district allowing for 2 apartments for every floor of a building. Senior citizen and multi-family construction is allowed on 5 acre tracts at 5 units per acre. 

· Planned development zones allow for a variety of residential, commercial and industrial developments within certain zones. 

· A Floodplain District is designed to restrict uses “that are dangerous to the health, safety and property” along the Wallkill River. 

FREDON TOWNSHIP
Master Plan:

     
Fredon’s proposed town center runs along the Route 94 corridor. Additionally, the town seeks a Hamlet designation at the Bear Brook Golf Course.  In order to pursue this approach, a Plan Endorsement application will be necessary.  The Route 94 center area is earmarked for commercial growth, business expansion and high-density housing. But there is no consolidated sewer service in the center zone to support such intensive development. 

     
The master plan was completed in 1993 and has many goals, including farmland preservation, improving recreational facilities, conserving stream greenways and preserving rural quality.  But no farmland preservation plans are mentioned in the document. The only tool employed by the township to help conserve land is the agriculture preservation zone with 1 acre clustering. The area of Fairview Hill Road is considered picturesque, but the township has approved a golf course.  The township feels such use will help save the scenic region, however. The township would also like to preserve the grassland area surrounding a potential golf course. 

     
In 2004, the township reexamined its housing plan element. The township has been involved in Mt. Laurel litigation (requiring the provision of affordable housing).  As there is no central sewer service, the capability of the town to provide these units is questionable.  Also, the open space plan from June 2003 shows a particular parcel denoted for affordable housing has been purchased by the open space conservancy.  The plan may need to be revised. 

Relationship to the SDRP
Goal #1: Revitalize the State’s Cities and Towns.

Fredon is a rural township, so this goal does not apply.

Goal #2: Conserve the State’s Natural Resources and Systems.

Fredon is concerned with protecting its natural resources and wants to create a stream greenway on the edge of the town center zone. Lot averaging and cluster ordinances offer some measure of land protection. When using agricultural preservation zoning, there must be at least 50 contiguous acres and only 15% of this can have environmental constraints to qualify. No other planning initiatives are in place to help conserve resources. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

The only section for economic development is in the Route 94 Corridor/town center zone. But this area, comprising a town center designation, is not yet viable since little new mixed-use commercial development has occurred and there are no sewers in place. 

Agriculture is promoted by a ‘right to farm’ ordinance. 

TDR is briefly mentioned in the master plan.

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Environmental protection is addressed only through lot size averaging and clustering ordinances. 

A private contractor picks up recycled materials at residential dwellings. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The municipal buildings are concentrated at an intersection along Route 94. Here, the township’s park, school, municipal building and fire department are located in close proximity. 

Rescue services are provided through Newton’s first aid squad. 

According to the master plan reexamination, there could be possible improvements to the municipal building and park area in the future. 

Transit and capital improvements are not addressed.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

The affordable housing is denoted in the planned development (PD) zone.  The Township is actively seeking to rehabilitate existing housing in cooperation with the Town of Newton and the Township of Stillwater, using Small Cities funds. Lack of sewer service prevents construction of density housing, including inclusionary development.   Group homes located within the township may be claimed for credits. 

The township wants to allow for ECHO housing. The latest fair share plan shows a parcel on Ridge Road for affordable housing, but this has since been purchased by the Nature Conservancy. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

The township’s master plan aims to preserve the rural character.  The only mechanisms offered are 6 acre zoning and a cluster option. 

The master plan discusses a possible historic preservation commission, but no information on this action is given to preserve structures. An inventory of historic structures is on file. 

The open space plan does not discuss farmland preservation but it notes which land could be acquired in the future for township and state parklands. 

A golf course is intended to help protect a scenic area in the Fairview Road area, but the township does not address how this could change the current scenery that they want to protect.  

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Joint planning efforts are not mentioned in the master plan.  Newton has higher densities except for where it borders the planned development zone. Transfer of development rights are briefly considered. Some areas of the planned development zone may be changed to accommodate medical uses since one parcel of land is in the approval process to meet affordable housing requirements. In the town center, a residential village can be built at a gross density of 3 units per acre with lots as small as 4,500 sq. ft., only if water and sewer are available.  

Affordable housing compliance still needs to be addressed. 

Adjacent zoning issues include: 

Stillwater, Green, Frelinghuysen and Hampton all have similar low-density residential uses along the borders.  

Andover has a high-density Mount Laurel zone bordering Fredon’s low-density residential zone. 

Newton has its hospital zone against Fredon’s residential zone. 

Fredon Township Zoning Files:
	Document
	Date

	Master Plan Update
	Aug-93

	Housing Element
	Mar-00

	Master Plan Reexamination Report
	Apr-01

	Zoning Code Book
	Jun-03

	Open Space Plan
	Jun-03

	Natural Resources Inventory Plan
	Jul-03

	Master Plan Reexamination Report
	Feb-04


Zoning:
	Zone 
	Type
	Lot Size
	Building Cover
	Lot 
Coverage
	Road 
Frontage(Ft.)

	AR-6
	Agriculture/Residential
	6 ac.
	 
	 
	250

	AR-2
	Agriculture/Residential
	2 ac.
	 
	20%
	 

	ER-1
	Existing Residential
	1 ac.
	 
	 
	 

	PD
	Planned Development
	 
	 
	 
	 

	TC
	Town Center/ 
Commercial
	30,000 sq. ft.
	20%
	55%
	100

	LI
	Light Industrial
	5 ac.
	 
	 
	300


Notes: 

· Fredon’s zoning consists mostly of residential areas. AR-6 has several cluster options. 
· The environmental conservation clustering option allows 3 acre lots to help preserve natural features. 
· The agricultural preservation zone allows for one acre building lots with 50 continuous preserved acres. Only 15% of this preserved land can be encumbered by wetlands, steep slopes or other environmental constraints. Normally, a 250 foot width is required, but flag lots of 6 acres can also be created. No further subdividing is allowed after that, however. 

· The AR-2 zone has 1 acre clustering. 

· The ER-1 zones are for existing clusters of residential development. It allows for home occupation businesses. 

· The planned development (PD) zone is for the affordable housing requirement and allows the construction of single family homes, apartments and townhouses with sewer and water. 

· The conservation zone is placed on protected land and maintained as open space. 

· Within the town center district, a gross density of 3 units per acre is permitted. The lot sizes can be as small as 4,500 sq. ft, but the tract must also have public water and sewer. 

· Zoning in the AR-6 area allows for a golf course recreational/residential development. These areas must have their own central water and sewer facilities if houses are to be built. The density is to follow the AR-6 density overall, with clustering to smaller lot sizes. The status of the PD zone is in question since the township is considering zone changes back to AR-6 and professional medical uses. 

GREEN TOWNSHIP

Comments prepared by Green Township, Sussex County, New Jersey, November 2004, as part of the State Development and Redevelopment Plan (SDRP) cross acceptance process:

Master Plan:
The revised Master Plan for Green Township was completed in May 2003 accompanied by a COAH housing plan in May 2004.  The primary goal, as outlined in the Master plan, is to preserve the rural character of the Township.

Relationship to the SDRP

Goal #1:  Revitalize the State’s Cities and Towns. 
This goal is relevant to Green Township as it is a semi-rural, farming and bedroom community and the State Plan directs growth into areas with existing infrastructures in order to prevent sprawl.

Goal #2: Conserve the State’s Natural Resources and Systems.  
Green Township is predominately zoned for five (5) acre residential parcels plus cluster options, in order to preserve unbuilt open space.  The Township has a comprehensive Open Space Plan, adopted in 1997.  Recreation facilities and Open Space are required of major subdivisions.  The Township’s Master Plan promotes saving and protecting environmentally sensitive and scenic areas, including wetlands and flood prone areas.

Goal #3:  Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

Economic expansion is constrained by the Township’s infrastructure.  Major roads do not traverse the Township, reducing the potential for new commercial/industrial development.  The Township sits outside the path of State Highways.  The Township reflects strong support for the farming community and home based businesses.

Goal #4:  Protect the Environment and Clean up Pollution.  
Preservation and protection of the environment is a major concern and is continually addressed by the Township.  A watershed management plan is in place.  The Township is 100% dependent on groundwater for its drinking water.  The Township’s Natural Resource Inventory addresses wellhead and aquifer protection necessary in the Limestone Region.  The Township supports and practices an ongoing recycling program.

Goal #5:  Provide Adequate Public Facilities and Services at a Reasonable Cost.  
The Township has a capital improvement budget for an annual road maintenance and repaving program.  The volunteer Fire Department and First Aid Squad serve the Township as well as establishing mutual aid agreement with other municipalities.

Transit initiatives are limited at this time due to the lack of demand for such services.  The Erie-Lackawanna Cut-Off rail line dissects the town.  The use of the railroad was terminated in the 1970’s.  The possible reactivation of the line is under consideration.

The Township provides its residents with municipal parks and passive recreation open space opportunities.  The municipality offers general purpose areas for use by Senior Citizens, non-profits, Historical Society and community groups.

Goal #6:  Provide Adequate Housing at a Reasonable Cost.

The municipality is presently certified for Round 2 of its Fair Share Housing responsibility.

Goal #7:  Preserve and Enhance Areas with Historic, Cultural, Scenic, Open 


Space and Recreational Value. 
Preservation of the rural character of Green Township is a major goal.  Open Space and active support of farms and Farmland Preservation is critical to the existence of the rural character.  Conservation Easements are part of the planning process in order to enhance the rurality of the region.  A Historic Inventory has been prepared and a historic element is included in the Master Plan.  The Township contains a small airport, which was purchased by the municipality in 2002 as part of historic and vistas preservation.

Goal #8:  Ensure Sound and Integrated Planning and Implementation 



Statewide. 
Green Township strives to be a “good neighbor” to its surrounding municipalities.  The Township considers regional planning issues as well as local planning.

Andover Borough has residential and industrial zones bordering residential and business zones in Green.

Andover Township has industrial, residential and farmland adjacent to Green.

Frelinghuysen and Fredon Townships have low density zoning at their borders and are compatible to Green’s zoning.

Byram Township’s border contains predominately State parkland.

Allamuchy Township has both State parkland and residential areas on our common border.

Green Township Zoning Files:
	Document
	Date

	Threatened & Endangered Species Report
	Dec. 1993

	Well Head Aquifer Report
	1994

	Sensitive Geologic Features - Limestone
	1994

	Sensitive Geologic Features – Groundwater Recharge
	1996

	Sensitive Geologic Feature – Stream 
Corridors
	June 1998

	Historic Inventory
	June 1998 and March 2004

	Musconetcong Watershed Build-out Analysis
	July 1999

	Watershed Monitoring Report
	Dec. 2000

	Open Space Plan
	Sept. 2001

	Zoning Code Book
	Jan. 2003

	Master Plan
	May 2003

	Housing Element
	June 2004


Zoning:
	Zone
	Type
	Min. Lot Size
	Building Cover
	Density Acreage
	Road Frontage (Ft.)

	AR5/2
	Agricultural/Residential
	2 ac.
	15 %
	5
	130

	R-1
	Residential 
	1 ac.
	20 %
	1
	95

	R-1.5
	Residential
	1.5 ac.
	20 %
	1.5
	112

	B
	Business
	1.5 ac.
	25 %
	1.5
	200

	AI-10
	Agricultural/Industrial
	10 ac.
	30 %
	10
	435


Notes:

· Major subdivisions have a 0.15 acre open space requirement or equivalent value in dollars to be used for recreational purposes.

· Two acre cluster option is permitted within the five (5) acre residential zone.

· All developments must contribute to the affordable housing element.

HAMBURG BOROUGH

Master Plan:

Hamburg completed its last master plan in 1993.  The goals enumerated within it included preserving the village’s rural character. Preservation does not prohibit growth, however.  The borough aims to stimulate business development while maintaining more open space and protecting its historic sites. 

  
Residential density in the borough was reduced from 10.2 to 6.1 units per acre in order to promote the health, safety and welfare of its citizens. To that end, the borough also wants to maintain its current population so that schools do not get overcrowded. As economic growth tends to lead to population growth, the Borough’s objectives may be incompatible.

An additional public safety concern is the traffic congestion at the Route 23 and 94 intersections. 

Relationship to the SDRP
Goal #1: Revitalize the State’s Cities and Towns.

Hamburg’s master plan supports revitalization and business growth in the borough center, which, per the master plan, has many vacant buildings. The preservation of the village character is another major goal. However, these goals, while articulated throughout the master plan; are not supported by ordinances, redevelopment plans and the like.

Goal #2: Conserve the State’s Natural Resources and Systems.

The maintenance of greenways, flood control areas and wooded land are conservation goals. Very little open land still exists in the borough. In the open space plan, parcels of land that would protect river corridors are identified for purchase. Another concern is groundwater recharge but protection (i.e. well head protection) of this resource is not addressed. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

Business growth is encouraged with goals of a strong, stable economic base. But the tools to establish such a foundation are not specified. Currently, there are several business, commercial and industrial zones with various lot sizes in place. 

The Gingerbread Castle revitalization would be a major beneficial tourist attraction for the borough. 

TDR zoning is not mentioned in the master plan.  As a very small municipality, located in the Highlands, the Borough may not find this to be a useful tool.
Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Borough goals call for protection of wooded areas, streams and greenways. A plan is underway for the  ‘Green Acres’ program to trade 23.3 acres of land for a Borough property that includes lime kilns onsite. 

Recycling and remediation of brownfields (if any) are not addressed.

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

An expansion of parkland has been effected thorough a land swap with the State of New Jersey. 

Municipal services or structures are not mentioned, however. 

Transit and capital road improvements are not mentioned.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

A wide variety of housing types exist in the Borough. There are townhouses, single family homes and a new ordinance allowing for senior housing as well. The overall goal is to have a diversified housing market and to keep it within concentrated areas. The affordable housing proposal is to rehabilitate homes and assess developer fees to pay for it. No petition for Substantive Certification has been submitted to COAH.   

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

The borough wants to preserve some of its remaining land as public parks and greenways. There is a resolution to promote a greenway from the Wallkill River refuge to Hamburg.  The borough also promoted a resolution by the state in support of more open space and historic preservation. Some land has been purchased; 23.3 acres of state land has been acquired by the Borough for recreation. 

Historic resources are noted, but no action plan to preserve them has been enacted within the master plan or ordinances.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Regional planning for traffic is considered, but not implemented. 
A regional center application submitted with Hardyston, Franklin and Ogdensburg has been withdrawn.
 

Adjacent zoning issues include:

Hardyston has residential and recreation lands bordering Hamburg’s industrial areas. There are also commercial recreation areas against Hamburg’s residential zones. There are commercial zones and residential areas that are compatible, but some areas do not match up. 

Franklin has an industrial zone bordering Hamburg’s residential but their commercial zone areas match up. 

Hamburg Borough Zoning Files:
	Document
	Date

	Master Plan and Housing Element
	Jul-93

	Zoning Code Book
	Jun-03

	Historic, Recreation and Open Space Plan
	Jun-03


Zoning:
	Zone 
	Type
	Lot Size
	Building Cover
	Lot 
Coverage
	Road 
Frontage(Ft.)

	RR
	Residential
	10,000 sq. ft.
	 
	30%
	 

	PR
	Planned Residential
	6 d.u./ac.
	 
	 
	 

	BC
	Borough Center
	None
	 
	70%
	 

	RO
	Residential/Office
	15,000 sq. ft.
	 
	30%
	 

	I
	Industrial
	80,000 sq. ft.
	 
	45%
	 

	CR
	Commercial/ 
Recreation
	3 ac.
	 
	25%
	 

	LI
	Limited Industrial
	80,000 sq. ft.
	 
	20%
	 

	HC
	Highway 
Commercial
	0.3 ac
	
	30%
	

	PC
	Planned Commercial
	1.8 ac
	
	
	


Notes: 
· In April 2003, an ordinance for age-restricted housing was enacted with a minimum tract size of 20 acres. It allows for 25% building coverage and a minimum of 25% open space on a 5,000 sq. ft. lot.  

· In June 2000, an ordinance for home-occupied businesses was enacted. 

· The planned residential (PR) zone allows for single- family or apartments. This zone will also allow for some retail operations onsite. 

· The highway commercial zone allows for a variety of retail and service-related businesses on 15,000 sq. ft. lots. 

· The Borough Center zone is intended for central markets, retail services and apartments on upper floors of buildings.  

· The residential-office (RO) zone allows for single-family homes and the conversion to professional office spaces. 

· The public use (P) zone is for municipal purposes. 

· A commercial-recreation (CR) zone allows for picnic areas, boating, tennis and golf driving ranges, among others. 

· The planned commercial zone is for concentrated commercial development on 80,000 sq. ft. lots.

· Limited industrial has low-intensity uses with moderate impact to the environment and surrounding residential neighborhoods. The locations of the commercial/recreation, planned commercial and limited industrial zones are not on file. The conservation zone is on the zoning map but not in the zoning code book. 

HAMPTON TOWNSHIP

Master Plan:
Hampton Township proposed two centers in its master plan.  One, the Hampton Center South comprising 196 acres of land, has been designated as an expansion of the Newton Regional Center.   The arrangement for the Hampton portion of the Regional Center is that it will integrate new residential growth with the existing and redeveloped commercial zones, and will expand the area serviced by sewers.  Beyond the residential/shopping district, the vision is that the center would be part of an overlay zone that would include the Community College and expand from Newton into the surrounding districts. 

Relationship to the SDRP
Goal #1: Revitalize the State’s Cities and Towns.

Hampton’s goal is to balance its development over the next 10 years based on appropriate densities, population change, economic growth and infrastructure capacity.  The master plan assesses possible redevelopment of vacant lands along the commercial Route 206 corridor, and elsewhere in the township in its Center Petition. Zoning changes have yet to be done.

Goal #2: Conserve the State’s Natural Resources and Systems.

There is no provision for cluster zoning in Hampton. A master plan goal is to protect open space from overdevelopment and the open space inventory plan is helping to achieve this. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

The development area is concentrated along the Route 206 corridor as part of the Newton regional center.  Moderate-density housing and more commercial sites are proposed for the center area.  For agricultural pursuits, a ‘right to farm’ ordinance is in place.  TDR zoning and cluster zoning are not in place.

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Environmental protection is promoted through state land purchases and possible farmland preservation areas.  No information exists about existence or clean up of polluted areas.  A township ordinance requires recycling in any new development. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The township wants to examine current services, and predict what future ones will be needed.  A new municipal building was constructed in 1995 and the volunteer fire company formed in 1999 which has subsequently become the Hampton Township Fire and Rescue, Inc.  There is a second firehouse in the Crandon Lakes area of the Township and a third on Halsey Road. Recreation facilities consist of a senior/community center and an 8.9 acre park.  Emergency squads that serve the area are located outside of the Township.  
Roads were examined for potentially dangerous intersections that are in need of improvement.  A 10 year plan, prepared in November 2000, discusses Route 206 congestion and circulation, since it is nearly at capacity.  This congestion was not addressed in its freestanding town center plan.  However, with the new Regional Center designation and working relationship with Newton, this issue will be an integral part of the Regional Center improvement plans.  A portion of  this approach is the Township’s  proposal of a new road west of Route 206 to reduce traffic and accommodate the center development. The master plan also states the desire for more public transit within the center and the creation of a pedestrian-friendly atmosphere.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

The township helped 15 households in the Crandon Lakes area with rehabilitation one of which was a septic system.   Group homes exist may also be taken as credits for affordable housing.  Currently, 45 more credits are required.  The township is considering senior housing and high density apartments/townhouses within the town center to meet this goal.  Water and wastewater treatment will be necessary for center development.

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Hampton does have an open-space inventory listing potential properties for state acquisition and farmland preservation.  This plan is a stand alone plan and might well be integrated into the master plan.  Although the township is concerned about historic structures, no ordinances are in place for their protection. 

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Now that Hampton’s center is integrated with the Newton regional center, the two municipalities will work closely together.   Contact with other municipalities is a goal, but nothing about specific coordination efforts is highlighted.  One potential problem exists within the highway commercial zones.  Conflicting uses might cause problems within these areas because industrial, research development and residential uses are all permitted in these zones.  Adjacent municipal zoning issues include: 

An industrial area in Andover abuts Hampton’s residential zone. 

Newton’s industrial zone borders Hampton’s apartment district. 

Newton also has its industrial zone adjacent to Hampton single family residential zoning.  Its commercial district corresponds with Hampton’s commercial district.  

Frankford’s and Fredon’s low-density residential areas correspond to similar residential zones in Hampton. 

Stillwater has low-density residential zoning next to Hampton’s low-density residential.  But there are also commercial recreation and neighborhood commercial areas in Stillwater around Swartswood Lake. 

Lafayette has industrial and residential zoning that borders Hampton’s commercial zone. 

Hampton Township Zoning Files:
	Document
	Date

	Circulation Plan
	Aug-93

	Housing Plan
	   May-00

	Open Space Plan
	Nov-00

	Master Plan
	Sep-02

	Zoning Code Book
	Jun-03


Zoning:

	Zone 
	Type
	Lot Size
	Building Cover
	Lot 
Coverage
	Road 
Frontage(Ft.)

	APT/TH
	Apartments and Townhouses
	15 ac.
	 
	 
	300

	R-3
	Residential
	3 ac.
	 
	10%
	250

	R-2
	Residential
	2 ac.
	 
	 
	200

	R-1.5
	Residential
	1.5 ac.
	 
	 
	 

	HC
	Highway Commercial
	2 ac.
	 
	25%
	 

	HC-MFG
	Highway Commercial and Manufacturing/ Industry
	2 ac.
	 
	25%
	 

	HC-R
	2.0 ac
	
	
	25%
	

	HC-RD
	Highway Commercial/Research 
Development
	5 ac.
	 
	20%
	 


Notes: Some new amendments to the code book include:

· A requirement that 10% of all housing units in the APT/TH zone must be allocated to affordable housing. 

· Another ordinance stipulates that each newly created lot must have enough land area to accommodate a dwelling, a driveway, a septic, an alternate septic and a well in an unconstrained area. 

· The R-3 zone has 3 acre residences with 6 acre flag lots. 

· For lake communities, the R-1.5 zone enforces zoning compliance while preventing small lot sizes from further degrading water quality. 

· The apartment/townhouse (APT/TH) multiple-family residential district has a minimum of 15 acres in land area with 300 feet of road frontage. Apartments can be built with 6 units per acre and townhouses at a density of 5 units per acre. 

· There is no clustering in residential zones. The HC-R (highway commercial) zone permits residential uses in the area as well. This could result in a residential unit in the rear portion of a commercial property. The zoning book does not specify which residential zone criteria are used. 

HARDYSTON TOWNSHIP

Master Plan:


The goals of Hardyston Township’s master plan represent a long-term vision to address current and future issues in a broad perspective, balancing open space preservation of environmentally sensitive lands with provisions for appropriate development within their proposed center areas.

Hardyston’s master plan is designed to accommodate the population boom currently underway.  Three large developments which received approvals in the late 1980’s continue to be constructed, all serviced by public water and sewer.  Municipal services and facilities are in the process of being expanded in order to serve these new residents. 

The master plan calls for a new civic center, the provision of mass transit and more activities for the senior population. As contemplated under the master plan, construction is underway to move the municipal building from Stockholm to the Wheatsworth Road area of the Township. 

 In 2001, the township opened a new municipal sports and recreation complex on Wheatsworth Road.  Additionally the Hardyston Township Board of Education opened their new middle school in 2003 located in the vicinity of the park and proposed municipal complex.  The conglomeration of these facilities all being located on contiguous parcels of land has helped to create a community service center for the municipality.

The decision to invest in the develop of these facilities in a more centrally located area of the township will provide more convenient access for the majority of the community’s population, particularly those residing in the growth areas targeted in the master plan.   

     
Hardyston aims to evaluate its planning policies on a regional scale. For example, Hardyston and Franklin intend to compare their zoning to see how their recreation, infrastructure and circulation can be made more compatible. In addition, the Office of Smart Growth has held a pre-application meeting with Hardyston and County officials to set the parameters of a Plan Endorsement application, replacing the withdrawn regional center application for Hardyston, Franklin, Ogdensburg and Hamburg.  

A regional center title, and the resulting state funding, would have helped the four towns integrate their communities and road networks in a more seamless fashion.  However, of the four municipalities, Hardyston Township is the only municipality prepared to move forward with an application for plan endorsement.  Their vision for plan endorsement supports state policies with respect to smart growth principles.  

Attention has also been given to preservation of environmentally sensitive areas in the Highlands preservation area and the promotion of clustered development within designated areas of the planning area that have available public sewer and water infrastructure. As the center designation option is no longer available, the plan endorsement application may prove to be of assistance to the township in its’ continuing efforts to participate in regional planning.

Careful planning considerations have been made to balance preservation of the township rural character and open space, with the need to provide a diversity of housing types and job opportunities to residents. 

Goal #1: Revitalize the State’s Cities and Towns.

Sewer service is located along its highway corridors.  These are the areas in which the Township wishes to concentrate growth and redevelopment. 

Goal #2: Conserve the State’s Natural Resources and Systems.

Currently more than 44% of the Township’s land mass is preserved as open space.  The Township promotes the preservation of open space consistent with the Highlands Act and other State policies to be balanced with development in targeted areas consistent with municipal vision and State policy.
The Township has identified, within their master plan, specific parcels that they wish the State to consider for acquisition.   New zoning expanding lots to 5, 10 and 25 acre densities on remaining open lands with clustering provisions will also enhance and promote continuous open space.   Developers must also submit wildlife and lake management plans with their projects. Resources within the Highlands are identified and addressed within the plan.

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

While protecting the farming industry is not specifically addressed in the master plan, only a small percentage of the land mass in the township is farmed.  Promoting industrial and commercial development is a high priority and an industrial park has already been built to foster this goal. The current zoning allows for these types of uses with sewer service. The township wants to focus economic activity within the Stockholm village and possibly develop a large-scale retail area in another part of the township. 

TDR zoning is not discussed within the master plan.   However, the concept of TDR at the time of adoption of the master had not been fully developed nor was it available to the Township.  The Township has expressed a willingness to consider TDR, under the appropriate circumstances.

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

In addition to preservation of open space in appropriate areas, the Township believes it should promote environmentally-friendly industry to prevent pollution. Recycling is required in township ordinances, and a municipal-wide monthly curbside recycling pick-up is administrated and financed by the municipality.

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

A capital improvement plan calls for the replacement of fire, ambulance, road department equipment and public facilities.  The municipality completed their 10-year road-resurfacing program two years ahead of schedule and has developed a new five-year road re-surfacing plan for 2005- 2009.   

As stated above, the Township has initiated construction on a new municipal/police station complex on Wheatsworth Road and has future plans of expanding its recreational and department of public works facilities. Additionally, the master plan promotes public transportation.  Traffic congestion along Route 23 is an issue and reactivating rail lines to serve area commuters is an objective. 

Goal #6: Provide Adequate Housing at a Reasonable Cost.

Hardyston and Franklin have a joint program to rehabilitate housing units. Other units were previously rehabilitated in lake communities. Hardyston’s COAH certified fair share housing plan also calls for the implementation of a “write-down, buy-down” program to help low/moderate income individuals/families purchase existing homes within the municipality.  

The township is in the process of developing an amendment to their housing plan element to accommodate their anticipated obligation based on COAH’s newly adopted rules and regulations relating to approved growth share calculations.  A formal ordinance is in place requiring developers to pay fees held in trust to be utilized to implement the township’s fair share housing plan.

A variety of housing types are permitted and available within Hardyston. They include single family homes, townhouses, condominiums, apartments, senior units and lake community residences.  

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Evaluation for additional sites to be added to registers of historic preservation is noted.  Larger zoning in parts of the township help to promote its rural character and the new master plan proposes to beautify the gateway entrances into the township.

The creation of 12 sports fields and a walking path at the recently opened recreation complex provides active and passive recreational opportunities to the community.

Through the Township’s support of the preservation of lands within the Highlands, (most of which is already in state, federal or other form of protective ownership), numerous areas having scenic, open space and recreational value to citizens of Hardyston, and the State of New Jersey are preserved and protected for future generations. 

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Franklin and Hardyston plan to examine their common zoning, including parklands and roadways, in an effort to make uses between the two towns more compatible. These towns also share a joint community center.  Hardyston plans to submit an application for Plan Endorsement in 2005.

The zones of adjacent municipalities include: 

Jefferson and West Milford have low-density residential areas that match with the same zones in Hardyston. 

Lafayette’s residential and industrial zones border similar ones in Hardyston. Sparta has residential up against both residential and industrial in Hardyston. 

Wantage has comparable zones to Hardyston’s residential and commercial areas. 

Hamburg has industrial land bordering Hardyston’s residential and Hamburg’s residential abuts Hardyston’s commercial/commercial-recreation zones. 

Franklin has residential to Hardyston’s residential, residential to Hardyston’s industrial and commercial to Hardyston’s residential. 

Ogdensburg residential zones are parallel to Hardyston’s residential.  

Vernon residential and conservation areas are analogous to those zones in Hardyston. Vernon also has an industrial zone adjacent to Hardyston’s commercial recreation zone. 
Hardyston Township Zoning Files:

	Document
	Date

	Housing Amendment
	May-00

	Zoning Code Book
	May-03

	Master Plan
	Oct-03

	Zoning Updates
	Jun-04


Zoning:







	Zone 
	Type
	Lot Size

	Midd-10
	Residential
	10 ac.

	Midd-5
	Residential
	5 ac.

	Midd-3
	Residential
	3 ac.

	R-3
	Single Family/Lakeside
	15,000 sq. ft.

	R-4
	Medium Density
	40,000 sq. ft.

	R-C
	Residential/ Commercial
	40,000 sq. ft.

	B-1
	Neighborhood Business District
	20,000 sq. ft.

	B-2
	Highway Business and Service
	40,000 sq. ft.

	I-1
	Light Industrial
	 3 ac.

	I-2
	Medium Industrial
	 3 ac.

	OSGU
	Open Space/Government Use 
	25 ac.


Notes: 

· The G-C zone denotes some golf courses in the township. 

· Developments of over 100 acres must submit a wildlife-management plan and when a lake is involved, a lake management plan is needed. 

· The OSGU zone denotes the open space and government use of properties with zoning for 25 acre lot sizes. 

· The R-4 zone is a medium-density residential district with 40,000 sq. ft. lot sizes. These can be reduced to 15,000 sq. ft. if sewers are available. Apartments are allowed in this district on a minimum of 40 acres at 4.5 units per acre. 

· The C-R district is commercial recreation permitting hotels, residential units, resorts and golf courses. 

· Planned retirement communities are allowed at 2.5 density units per acre.  

· The town center shopping center (TC-SD) zone is for retail uses with public water and sewer on county or state roadways. The minimum lot size is 10 acres. 

HOPATCONG BOROUGH

Master Plan:

The Town Center designation by the State Planning Commission in 1995 is noted in the Master Plan in its compatibility with other plans. The center is delineated in Exhibit 7.  Hopatcong will continue to address the conditions of the center designation, facilitated by the current construction of the central sewerage collection system.

Relationship to the SDRP
Goal #1: Revitalize the State’s Cities and Towns.
Economic revitalization continues to be an important effort by the Borough.

Goal #2: Conserve the State’s Natural Resources and Systems.
The quality of the lake water and surrounding land is of concern. Sewer and water service, rather than onsite septic systems facilitates reduced lake pollution.   Construction of the central sewerage collection system will have a significant impact on resource protection.  A storm water management plan is also in process of preparation in compliance with the NJ DEP/USEPA requirements of the Clean Water Act.  

The borough continues to purchase vacant undersized lots and parcels with steep slopes for greenways.  

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of  New Jersey.
Although hampered by its origins as a resort center, Hopatcong does recognize the benefits of  business development within the borough. The master plan notes that the economic base is limited and focused on retail and service businesses.

A zone for shopping outlets is in the ordinances, but no land is set aside for this project on the zoning maps. 
TDR is not discussed in the master plan as it was not authorized until 2004 by the passage of enabling legislation.

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.
Sewer service and a potential storm water management plan are current efforts to protect the local environment, lake and watershed area.  Low phosphate fertilizer is required in order to limit lake pollution. Development is prohibited on steep slopes.  Larger lot sizes were created to prevent high-density building on sensitive areas. 
Hopatcong operates its own recycling pickup service.

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.
There are no major highways in Hopatcong and the roads are narrow and steep, with many hazards.  Road improvement projects, with resurfacing and new sidewalks, are being completed and bridge upgrades are an objective.  The Borough also indicates that  more work needs to be done.  Improvements to the road system to prevent bottlenecks and enable better circulation are necessary.  A park and ride facility is under construction to help encourage the use of  public transportation. 
The municipal service sector also has challenges.  As with most municipalities with volunteer emergency services, there is a shortage of volunteer firefighters.  A larger police facility and additional fire hydrants are also indicated as important. 

Goal #6: Provide Adequate Housing at a Reasonable Cost.
The Borough has operated a housing rehabilitation program since 1980.  Over the years more than 100 units have been rehabilitated. A senior housing zone has also was also put in place to meet a portion of the affordable housing requirement.  Second round certification has been pending for several years.
Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.
The goal is to create new parks throughout the town and along the lake’s shore. The borough has long been in the process of purchasing land around developed areas to establish a greenway. 
Recreation facilities are under development as needed to accommodate population increases.  The recreation plan also notes land parcels available for acquisition. 
Historic preservation is not addressed.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.
Compliance with the town center designation continues with coordination between Hopatcong and surrounding municipalities.  Continued monitoring of the conditions of designation will be appropriate. 
The Lake Hopatcong Commission was created by the State Legislature and has an advisory role in determining the lake’s future.  Recently, funding limitations have threatened its survival. 
The zones of adjacent municipalities include: 
Stanhope -  mostly residential, but there is an industrial area in Stanhope bordering a manufacturing zone in Hopatcong. 
Hopatcong’s industrial and residential uses border Sparta’s residential zone. 
Byram has residential and commercial recreation adjacent to Hopatcong’s residential zones. 
Roxbury’s residential area borders residential and business zones in Hopatcong.

Jefferson’s residential borders residential and manufacturing zones in Hopatcong.

Hopatcong Borough Zoning Files:
	Document
	Date

	Master Plan
	Jun-97

	Housing Plan
	Mar-99

	Recreation Plan
	Jun-01

	Zoning Code Book
	Feb-03

	Master Plan Reexamination Report
	Jun-04


Zoning:
	Zone 
	Type
	Lot Size
	Lot 
Coverage
	Road 
Frontage(Ft.)

	R-1
	Residential
	15,000 sq. ft.
	15%
	 

	R-2
	Residential
	60,000 sq. ft.
	 
	 

	R-3
	Residential
	5 ac.
	15%
	200

	B-1
	Business
	12,000 sq. ft.
	65%
	 

	B-1A
	Business
	20,000 sq. ft.
	65%
	 

	B-2
	Highway Business 
	20,000 sq. ft.
	65%
	 

	RPD
	Residential Planned Development
	3.0 ac
	
	

	MPD
	Multiple Use

Planned 
Development
	3.0 ac
	
	

	R-2T
	Residential Townhouse
	25 ac.
	40%
	

	M-1
	Light 
Manufacturing
	2 ac.
	40%
	 

	M-2
	Light 
Manufacturing & Extraction
	2 ac.
	40%
	 


Notes: 
· In September 2000, a senior housing amendment was established. Building coverage would be limited to 20% and construction on ridge lines would be avoided. 
· The single family residence (R-1) zone covers most of the developed portions of Hopatcong. 
· The single family (R-2) zone provides an open space cluster option to bring the lot sizes to 25,000 sq. ft. 
· The R-2T zone allows for single family residential and townhouses. With townhouses, the tract must be at least 25 acres with a maximum of 40% impervious cover. Land that is part of the river in this zone is not considered part of the tract. 
· The open space (R-3) option can lower lot sizes to 40,000 sq. ft. 
· The residential planned development (RPD) zone is intended for a high quality layout in the housing plan. Single family units are to comprise 40% of homes. A minimum tract size of  fifty acres is joined with the use of the R-3 requirements for single family and those of the R-2T zone for townhouses. 
· The multiple purpose development (MPD) zone permits planned developments, with industrial and commercial uses also required. This zone allows for senior housing.  Forty percent of the tract must be open space. 
· The retail business (B-1) zone allows for retail sales, services and marinas. 
· The light manufacturing (M-1) zone is for warehouses and production areas. There is to be no heavy chemical production or storage within this zone. 
· The light manufacturing and extraction (M-2) zone permits all M-1 uses, in addition to quarries.

LAFAYETTE TOWNSHIP

Master Plan:

     
The most recent master plan is from 1989, with an amendment from 1996. The highest priority for Lafayette Township is for the town to retain its rural character. The town does provide both commercial and industrial zoning but does not want sewer plants within its borders.  This policy regarding sewer service will effectively hamper growth.  TDR, and other methods to help retain a rural atmosphere, are not addressed in the zoning.  The village of Lafayette is identified by the state as a center, but the township has made no efforts to solicit this designation.  
Relationship to the SDRP 

Goal #1: Revitalize the State’s Cities and Towns.
This goal is irrelevant because Lafayette is a rural municipality and has not designated a center. 

Goal #2: Conserve the State’s Natural Resources and Systems.
Lot clustering in residential zones is a tool the township uses to preserve land. There is also a 20% open space requirement on such lots.  

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.
Industrial uses such as a landfill and extractive industries do exist in the township. In some zones, Lafayette suggests business development that will maintain the historic village character.  

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

The Township supports recycling and is host to the Sussex County Municipal Utilities Authority landfill as well as a landfill operated by Waste Management.
Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.
There is no capital improvement element in the master plan.  Road enhancements along Route 15 and 94 are discussed and upgrades to some roadways have already occurred.  Parking lots in the village area were paved as well. Township public facilities are not discussed and little information is given about recreational opportunities. Public transportation is also not addressed. 

Goal #6: Provide Adequate Housing at a Reasonable Cost.
Fifty eight units in need of rehabilitation could potentially be used to meet the affordable housing requirement. Occupying apartments in commercial buildings was another suggestion. Setting up ECHO housing for the elderly and sending units to another municipality at $25,000 each are also mentioned. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.
Despite the desire to retain its rural character, Lafayette has no specific plans to preserve farmland or open space. The township is concerned about historic structures and farmhouses but gives no information about how they will be protected. 

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.
The master plan does not detail whether or not the township intends to integrate its planning efforts with the surrounding municipalities.  The township does not address its plans for shared services either. The zones of adjacent municipalities include: Wantage and Lafayette have corresponding residential zones. Hardyston’s residential and industrial zones match with the same zones in Lafayette.  For the most part, Frankford’s commercial and residential zones are analogous to those in Lafayette, but Frankford does have some industrial land bordering Lafayette’s residential. Andover has a residential zone up against Lafayette’s industrial area. Sparta’s industrial and residential uses properly correspond with the same zoning in Lafayette. Hampton has industrial and residential areas against similar zones in Lafayette as well. 

Lafayette Township Zoning Files:
	Document
	Date

	Master Plan
	1989

	Zoning Code Book
	2003

	Master Plan Reexamination 
	1996

	Housing Element
	2004


Zoning:
	Zone 
	Type
	Lot Size
	Building Cover
	Lot 
Coverage

	R-2.5
	Residential
	2.5 ac.
	 
	 

	R-4
	Residential
	4 ac.
	 
	 

	R-5
	Residential
	5 ac.
	 
	 

	VC
	Village/ Commercial
	1 ac.
	 
	70%

	LI
	Light 
Industrial
	3 ac.
	20%
	 

	HC
	Highway Commercial
	3 ac.
	 
	 

	EI
	Extractive/ Industry
	3 ac.
	20%
	 


Notes:  
· For lot clustering, there must be at least 25 acres in the tract with a minimum of 5 acres going for open space. The parcel must be at least 10 acres for lot averaging to be effective. 
· There can be 1 apartment per building in the Village/Commercial zone. 
· The extractive/industrial (EI) zone allows quarrying in addition to all the other industrial uses approved in the LI zone. 

MONTAGUE  TOWNSHIP

Master Plan:

     
Montague had two town centers under consideration, Montague and Tri-state; the Montague center has since been approved. The town center helps to foster a more cohesive sense of community by encouraging the denser development of shopping areas, housing and recreational lands. But the township does not have sewer service, which is needed for further growth. 
    
Lot sizes are not in line with the state’s density objective.  The state guideline for density in a center is 3 units per acre.  Instead, Montague has 3 acres per unit for a large part of the area. Only one zone in the town center currently meets desired density.  Population figures for this center are not given. 
     
A major challenge for Montague is its tax collecting power. 70% of the township’s land is under state or federal ownership, which can hamper development rights, minimize public service provision and limit the tax base.  
Relationship to the SDRP
Goal #1: Revitalize the State’s Cities and Towns.
The township wants economic development along its highway corridors. Some commercial areas exist along Route 206 in the town center zone and along Route 23. There are limited areas that can be developed, however, and these uses must help offset the loss of tax money with the majority of state-owned land.  

Goal #2: Conserve the State’s Natural Resources and Systems.
There is no open space element plan in the master plan document but the township does have large amounts of state and federal parkland. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.
The designated town center zone and commercial areas along state highways are intended to foster economic development. Lack of sewer service constrains higher levels of commercial growth, however. TDR zoning is not listed as part of the town center.

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.
Environmental protection is not discussed in the master plan. The township has an ordinance requiring residents to separate recyclables for collection.

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.
Information about public facilities is not documented and capital improvement projects are not discussed. A mutual aid agreement for fire protection with other municipalities is noted. Montague is a sending district to Port Jervis, New York, for middle and high school. Public transportation is available on the commuter train from Port Jervis to New York City.  

Goal #6: Provide Adequate Housing at a Reasonable Cost.
Affordable housing has been met with the rehabilitation of 38 homes. A zone for senior housing is in the town center and there are also group homes within the township. The master plan considers implementing fees for new developments to pay for affordable housing.  The 2000 census lists the average home price as $128,000. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.
A list of historical resources is noted in the master plan but there are no efforts listed to preserve these. Some of these are private and some are National Park Service lands. Future farmland preservation plans are not addressed either. The township offers no municipal parkland, but a proposal to acquire a tract is being considered. A significant amount of land is already preserved by state and federal government programs though. 

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.
A township goal is to coordinate planning efforts and work with other municipalities. But no documents show the amount of progress in this area.  The zones of adjacent municipalities include: Wantage and Montague border each other with parkland and Sandyston has park and residential areas corresponding. Pennsylvania municipalities are not applicable because of the natural divide of the Delaware River. The New York town of Greenville has ridge preservation area up against state parkland in Montague. Deerpark, NY has commercial along commercial highway in Montague and rural residential zoning up against residential in Montague.

Montague Township Zoning Files:
	Document
	Date

	Zoning Code Book
	1993

	Zoning Change to 3 acres
	Mar-03

	Master Plan
	Feb-04


Zoning:
	Zone 
	Type
	Lot Size
	Lot Coverage

	R-3
	Residential
	3 ac.
	10%

	R-4SC
	Residential
	17,000 sq. ft.
	 

	C-1
	Commercial
	40,000 sq. ft.
	 

	C-2
	Commercial and 
Manufacturing
	40,000 sq. ft.
	 


Notes: 
· Flag lots must be twice the size of the minimum lot area in the R-3 residential zone. 
· The R-4SC zone is for adult residential communities.  The new zoning calls for 17,000 sq. ft. lot sizes in the R-4SC zone, permitting 4 units per lot in these communities. The minimum parcel is 100 acres with 25% of the area to be used for recreation.  
· Commercial areas exist in the town center along the Route 206 and Route 23 corridors.  The C-1 zone is for neighborhood commercial businesses such as retail and professional offices. There is also a density adjustment factor based upon the environmental constraints of the land. 
· Residential cluster is allowed.  

NEWTON  TOWN
Master Plan:

As noted in the 1996 master plan update, Newton is a designated Regional Center. 
Newton meets several of the conditions necessary for a town center designation, including its road infrastructure, density, land area, population and employment rate. The master plan calls for encouraging improvements to industrial, commercial and public service areas and revitalizing the central business district.  Regional designation helps to foster better land use patterns, preserve historic integrity and solicit more grant allocation. The goal for the town center is to fill in other developable land while preserving the rural character of the outlying areas.  
The Regional Center was recently expanded to incorporate a portion of Hampton Township, formerly the Hampton South Center.

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

The master plan aims to have better lighting, nicer landscaping and improved pedestrian circulation within the Town’s business districts.  Although listed as goals, there are no clear indications as to how they are to be accomplished.  All vacant parcels of land are to be examined for possible future development or conservation.  The town also wants to continue to upgrade deficient areas. 

Goal #2: Conserve the State’s Natural Resources and Systems.

The town wants to preserve undeveloped wetlands and land with severe environmental constraints.  There are provisions for cluster zoning for the remaining vacant land so that land consumption will be reduced.
Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

Newton is promoting economic growth through the retention of town character and the creation of more pedestrian-friendly patterns within the business districts.  The possibility of TDR use is not discussed. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

As mentioned above, the town wants to conserve wetlands and sensitive land areas. 

Recycling is mandatory for both businesses and residences.

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The capital improvement plan calls for intersection improvements and possible road extensions as the outlying areas get developed.  

Mass transit is not discussed in the master plan. 

The addition of new and expanded recreational facilities, and the relocation of public works facilities to free up parkland are considered. 

A feasibility study was completed to determine the need for a senior citizen center, but no development plans have begun. 

Goal #6: Provide Adequate Housing at a Reasonable Cost.

Residential units in disrepair can be revitalized to meet affordable housing requirements. A 13 block area is designated for rehabilitation. 

Developers with over 25 units, or 4 units per acre, must have 10% of the structures marked for affordable housing.  There are 21 more units yet to be constructed. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

A major goal is to retain the ambiance of the town center.  The Historic Preservation Commission has been created to help achieve this end; more additions to state and federal registers of historic places are recommended.  Newton is also creating guidelines to retain architectural integrity and ensure that new development is visually and functionally compatible with the town character.  To this end, the town wants to eliminate non-conforming signs and protect pedestrian usability.  

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

The town is working with Hampton on the joint center designation. This designation will help develop vacant areas, design a better road network and retain the historical structure of the town. 

Other zoning issues are:

Zoning conflicts occur with Andover’s industrial zone bordering Newton’s R-2 and a residential zone in Andover that borders Newton’s manufacturing zone. 

Newton Zoning Files:
	Document
	Date

	Historic and Cultural Survey
	Feb-87

	Master Plan
	Nov-89

	Master Plan Update
	Mar-96

	Zoning Code Book
	1996

	Fair Share Housing Plan
	Apr-00


Zoning:
	Zone
	Type
	Lot Size
	Building Cover

	R-1
	Residential
	21,000 sq. ft.
	 

	R-2
	Residential
	12,750 sq. ft.
	 

	R-3
	Residential
	9,000 sq. ft.
	 

	R-4
	Residential
	12,750 sq. ft.
	 

	R-TH
	Townhouses
	12,750 sq. ft.
	 

	M-1
	Industrial
	87,120 sq. ft.
	30%

	C-1
	Professional Office
	7,000 sq. ft.
	 


Notes: 

· Newton’s recent zoning addition prohibits fuel storage and distribution in the C-4 and M-1 districts. 

· Townhouses and apartments are permitted in the R-4 and R-TH zones. 

· A planned residential development (PRD) district allows for townhouses, senior single family and congregate care facilities.  It permits 5 units per acre with a 10% set-aside for low and moderate income households.  
· The H-S zone is for hospital service along with any related businesses allowed on 21,000 sq. ft. lots. 

· The C-1, C-2, C-3 and C-4 zones allow for professional buildings, clubs and highway retail businesses. 

· The R-4 zone allows for townhouses at 7 units per acre or apartments at 12 units per acre.  

· The C-4 zone is general commercial on 15,000 sq. ft. lot sizes. 

· Mixed use development (MXD) is for single family homes, general business and restaurants on at least 5 acres. 

OGDENSBURG BOROUGH

Master Plan:

Ogdensburg is a small borough located just north of Sparta Township.  Originally, Ogdensburg sought to be part of a multi-municipal regional center designation application along with Hardyston, Franklin, and Hamburg.  As that application has been abandoned, the Borough proposes to apply for Plan Endorsement in 2005.  A top priority of the Borough is to make the area more attractive to businesses. Many structures have fallen into disrepair and are in need of rehabilitation.  The Sussex County Route 517 bypass could help the business district because of increased traffic flows.  Ogdensburg wants more non-residential development while maintaining its small-town character.  

Relationship to the SDRP
Goal #1: Revitalize the State’s Cities and Towns.

Ogdensburg’s goal is to revitalize its downtown area.  Initiatives to improve Main Street include commissioning better designs and acquiring grant money to make the area more attractive. Alternatives to central sewers are also being considered.
Goal #2: Conserve the State’s Natural Resources and Systems.

The Borough wants to conserve environmentally-sensitive lands within its borders. The Wallkill floodplain and Highlands Core Preservation Area also limit development areas.  

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

As per Goal #1, economic development plans are based on revitalizing the Main Street business district. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Zoning that protects environmentally-sensitive areas is being enacted.  The Wallkill River floodplain is also getting more attention.  Land purchases are being considered to protect areas of open land. 

Septic Management through mandatory clean out of septic tanks will be encouraged. 

Recycling is not addressed in the master plan although the Borough has contracted for recycling pick up. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The borough needs additional facilities for road department storage.  A road improvement plan will be made part of the Borough’s Capital Improvement Program.  Included will be ways to design and fund parking in the Borough.
The Borough supports reactivation of railroad service, and an increase in trip frequency in the Wallkill Valley municipalities. 

Although Ogdensburg does not have sewers, there is a public water system.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

The Borough has accepted units from other municipalities in order to refurbish its housing stock.  These fifty six units will be rehabilitated throughout the Borough.
Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

There are no ordinances for historic preservation. This will be further explored in the context of a Plan Endorsement application.

A commercial recreation area includes the Sterling Hill Mine Museum.  Limited recreational development is possible at the Heater’s Pond site.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

There are concerns about the Route 517 bypass in Sparta and how the increased traffic could affect the Borough. At the time of application for plan endorsement, the Borough and the County will explore options for traffic calming on Route 517 between the Elementary School and Edison Road.
Relationships with other towns are not discussed in the master plan. This is to be addressed in a 2005 re-examination report.
Zoning issues with adjacent municipalities include: 

Ogdensburg has some high-density residential zones up against Sparta’s low density rural residential zone. 

Ogdensburg also has industrial and commercial uses bordering Sparta’s residential zone. 

The Franklin and Hardyston zones have uses similar to those in Ogdensburg. 

Ogdensburg Borough Zoning Files:
	Document
	Date

	Zoning Code Book
	Mar-94

	Housing Element
	May-98

	Master Plan Reexamination Report
	Jun-99

	Master Plan
	Sep-99


Zoning:
	Zone
	Type
	Lot Size
	Building Cover
	Lot 
Coverage

	R10
	Residential
	10,000 sq. ft.
	 
	30%

	R15
	Residential
	15,000 sq. ft.
	 
	30%

	R30
	Residential
	30,000 sq. ft.
	 
	30%

	R40
	Residential
	40,000 sq. ft.
	 
	30%

	R100
	Residential
	100,000 sq. ft.
	 
	 

	BC
	Borough Center
	10,000 sq. ft.
	 
	 

	RMF
	Residential Multifamily
	25 ac.

6 du/acre
	
	

	C/R
	Commercial/Retail
	20,000 sq. ft.
	60%
	 

	LI/C
	Light 
Industrial Commercial
	2 ac.
	 
	50%

	I/C
	Industrial Commercial
	5 ac.
	 
	50%


Notes: 

· The zoning in Ogdensburg allows for residential, commercial and industrial uses. 

· The R30 zone can use lot size averaging on tracts with at least 15 acres. 

· Averaging in the R100 zone requires a minimum 25 acre tract and permits lots ranging in size from 60,000 to 180,000 sq. ft. The residential-single and multi-family (RMF) zone require a 25 acre tract and permit 6 units-per- acre. Townhouses and apartments a permitted in this zone. 

· The congregate care residential (CCR) zone is for independent and assisted- living houses for the elderly. This must be located on a 30 acre tract with a maximum of 50% impervious coverage and a minimum of 30%open space. 

· The borough center (BC) zone permits 10,000 sq. ft. lots with 30% cover for a house, but no maximum for other uses. 

· Buildings must be at least 1,500 square feet in the light industrial commercial zone. 

· The public conservation (PC) zone is for public land uses. 

· Sewer service would appear to be an issue, given the above zoned densities.

SANDYSTON TOWNSHIP

Master Plan:

 
Sandyston has proposed village centers at Hainesville, Kittatinny Lake, Layton and Tuttle’s Corner.  The village plan calls for gradual business and residential growth in the centers and modest, controlled commercial growth along Route 206.  Sandyston does not want to line the Route 206 corridor with strip malls.  But the zoning to ensure slow growth is not in place. Although many village settlements are over 200 years old, no zoning exists to mandate certain architecture and preserve historic integrity. 

Two of the existing villages, Layton and Hainesville, have already been designated as centers by the State Planning Commission.  Layton has a population of 222 people on 275 acres. Hainesville has 205 people living on 286 acres.  The village centers are less than 1 square mile in area. There is no wastewater treatment planned or in place and the zoning is far greater than 3 units-per-acre, the minimum suggested density to be supported by conventional septic disposal technology. Areas outside the village zones consist of farmland or parkland for green belts.  A large majority of the township, over 18,000 acres, is either state or federally-owned land.   
TDR for village centers is not considered appropriate as they are limited in their ability to support significant growth. 

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

The township wants to sustain its current village centers by directing slow growth within them.

Goal #2: Conserve the State’s Natural Resources and Systems.

There is a large amount of land owned by the state and federal government. 

Low- density single family zoning is the predominant zoning in the township.  

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

The ‘right to farm’ law promotes farming in the township. 

Zones for businesses and industry are provided. 

The township does not have a large enough population for many businesses to thrive. 

The master plan is silent on the possibility of capitalizing on state and federal recreational facilities by promoting campgrounds and other relevant support businesses.   

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Recycling is a goal in the master plan.  Beyond the state and federal lands, other protection issues are not addressed. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The township needs a new firehouse and municipal building repairs (ongoing) but the status of public facilities is not addressed in the master plan. 

There is no mention of the township’s school system.  

The Route 560 bypass is required to improve transportation flow around Layton but other capital improvements are not considered. 

Mass transit is not mentioned.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

New construction for affordable housing cannot be provided since no public sewers exist.  The Township rehabilitation program is funded by Small Cities grant money in as part of a joint Montague-Sandyston effort.  The hope is to rehabilitate 11 homes.  The Township could also enact a developer fee ordinance.  Zoning for construction of ECHO housing been adopted.  Average housing cost reported in the 2000 census was $149,100. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Farmland preservation plans are not addressed in the master plan. 

The township lacks recreational areas but has no current plans for expansion.  

Golf courses are allowed in the township.  

Peters Valley and Old Mine Road are historic districts, but there are no ordinances in place to protect other historic sites. 

A large green belt already exists around most of the township. 

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Sandyston does communicate with state and federal government officials about its land holdings and any expansions.  Montague has similar residential zoning on the border. Walpack and Frankford’s boundaries consist of government-owned parks against Sandyston’s parkland.  The zoning in Hampton Township is not mentioned. 

Sandyston Township Zoning Files: 
	Document
	Date

	Zoning Code Book
	Feb-03

	Housing Amendment
	Feb-04

	Master Plan
	Jun-05


Zoning:
	Zone
	Type
	Lot Size

	A
	Walpack Ridge Residential-Agriculture
	120,000 sq. ft.

	B
	Valley Residential-Agriculture
	60,000 sq. ft.

	C
	Mountain Residential-Agriculture
	200,000 sq. ft.

	D
	Medium Mountain-Residential
	80,000 sq. ft.

	LC
	Lake Community
	10,000 sq. ft.

	V
	Village/Commercial
	 2.3 ac

	CI
	Commercial 
Industrial
	 1.0

	CS
	Commercial 
Service
	 1.0



Notes: 

· Construction in all zones must have a 1,000 sq. ft. minimum floor area. No maximum lot coverage is listed. 

· Conservation zones cover the lands owned by the state and federal government. 

· The CI and CS zones are for commercial, industrial and service usage. 

· Flag lots must be either 4 acres or 130% of the lot requirement in the zone, whichever is greater. 
· Zone E is 200,000 sq. ft. lots on private land surrounded by state property. 

· Lots in the lake communities can have up to 60% impervious cover by code.  
SPARTA TOWNSHIP

Master Plan:

Sparta plans for a hamlet at Blue Heron, a village at Woodruffs Gap and a Sparta town center.   Of the three, only the Sparta Town Center has been designated by the State Planning Commission.  The others are to be identified as Nodes in the County Strategic Growth Plan.  Sparta’s goal is to preserve natural resources and maintain the town’s character, while also encouraging developments in the designated centers.  The plan calls for mixed commercial uses along with affordable and senior housing, bikeways, pedestrian-friendly areas and a new town green.  An open space buffer will surround the center.
     
Transfer of development rights is considered to possibly redirect fifteen to twenty-five percent of the environs growth to the centers/nodes.  Some historic business areas are noted in the ordinances so that they may be preserved.  Architectural guidelines are given for any new structures.

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

The township wants to concentrate future development within the designated center.

Goal #2: Conserve the State’s Natural Resources and Systems.

Conservation in the environs is an integral element of the town center plan.  A ‘right to farm’ ordinance is also called for by the township.  An open space plan lists parcels for preservation.  Cluster options are allowed in developments to minimize land consumption.  The Germany Flats aquifer area is of concern because some of this is zoned for industrial development. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

In addition to the town center, economic development is encouraged in the Germany Flats area, which is zoned for office and industrial uses. In order to prevent congestion and minimize potential conflicts, no more than the two entrances shown on the Town Center Plan to Sussex County Route 517 will be authorized. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution. 

The open space plan lists potential acquisition targets and parcels of land are already being purchased by the state.  Mandatory septic pumping and low phosphorous fertilizer is suggested for the lake communities. 

Other preservation efforts, such as recycling, are not discussed.
Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

Plans for any capital improvements are not mentioned in the master plan. Pedestrian improvements to sidewalks are underway with grant money and others are in the design stage.  A park and ride is provided by the township.   In the long term, passenger railroad service may also be reactivated. 

The new town center area has sewer service.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

Sparta’s affordable housing plan includes group homes, rehabilitation of existing structures and contributions by non-profit agencies.  New affordable housing, including a mixture of townhouses and senior units, can be built in the center and the Sparta Business campus. A new ordinance requires developers to pay a fee for affordable housing. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Neighborhood development patterns and architectural guidelines will ensure new buildings fit into the current historic surroundings. Historic preservation elsewhere is not addressed. The open space plan does not have any information about farmland preservation efforts.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Zoning in other townships is not addressed within the master plan.  Several other towns have competing border land uses, however.  Byram has commercial recreation and residential zones corresponding to residential areas in Sparta.  In Hopatcong, manufacturing and residential zones border Sparta’s residential zone.  Andover has some commercial and residential spaces bordering residential zones in Sparta. Hardyston has industrial and residential up against Sparta’s residential zones.  In Lafayette, industrial and residential zones correspond to similar uses in Sparta.  Sparta does not have a quarry zone as Franklin does.  Ogdensburg has some higher-density residential, commercial and industrial zones up against Sparta’s rural residential area.

Sparta Township Zoning Files:
	Document
	Date

	Zoning Code Book
	Apr-95

	Open Space Plan
	May-97

	Town Center 
Amendment
	May-97

	Community Facilities & Recreation Element
	Sep-97

	Master Plan 
Amendment
	Oct-02


Zoning:
	Zone
	Type
	Lot Size
	Lot 
Coverage

	RR
	Rural Residential
	5 ac.
	 

	RC-1 & 2
	Rural Conservation/ Residential
	5 ac.
	 

	R-1
	Residential
	40,250 sq. ft.
	 

	R-2
	Residential
	20,000 sq. ft.
	 

	R-3
	Residential
	8,000 sq. ft.
	 

	R-4
	Town Center Residential /Professional
	2 ac.
	

	OSGU
	Open Space/Government Use
	
	5%

	E-D
	Economic Development
	80,000 sq. ft.
	40%

	C-1
	Commercial
	10,000 sq. ft.
	 

	
C-2
	Commercial 
Professional
	0.5
	


Notes: 

· Rural residential and conservation zones are designed to save the recharge area, encourage farmland preservation, protect critical habitat and use the cluster option. These zones have 18% maximum lot cover on the first 2 acres with an additional 4% on the remaining land. 

· The R-4 zone allows apartments above professional offices. 

· The open space/government use zone is for public recreation and protection of water resources. 

· The historic commercial zone creates standards for historical crossroads. 

· The residential office zone allows for single family homes to be converted into offices. 

· There are four multi-family zones, permitting 6 or fewer dwelling units-per-acre. The MF-2 zone requires a twenty percent set aside for affordable housing.  The multi-family 3 zone allows up to 140 senior units or 54 multi-family units and independent living facilities as well.  These zones permit a maximum 35% building coverage and 50% impervious coverage.  

· The Planned Commercial Development (PCD) provides for office and commercial development on a minimum five acre tract.  
· Five Town Center Zones provide mixed uses appropriate to the Town Center.
· The Economic Development (E-D1) zone allows for 48 affordable housing units to be constructed.  Moderately restricted lands may not be used for density transfer.

STANHOPE  BOROUGH

Master Plan:

The Borough completed its last master plan in April of 1999.  The goals included: saving steep slopes, keeping business signs consistent with the historic style and adopting a recycling plan.  Stanhope is mostly built-out and little land is left to be developed.  To accommodate this fact, a new ordinance encouraging home businesses was promoted.  Any new commercial development should not adversely affect the residences living in the community.

The town center designation is not discussed within the master plan, however.  Some areas of the Borough are zoned for large lots due to environmental constraints, but the majority meets the suggested density for a center of at least 3 units-per-acre. There is 1.3 square miles of land area contained within the center.  The number of jobs available in the Borough is not listed in the documents.  For highway access, Route 206 runs through the borough with proximity to Route 80 and 46.

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

The Borough desires economic growth.  To that end, the master plan proposes home businesses and roadway improvements. 

Goal #2: Conserve the State’s Natural Resources and Systems.

Undeveloped land usually has steep slopes or other environmental constraints. Ordinance changes have been made to limit development on steep slopes.  The amount of disturbance allowed on 12 to 15% slopes is 30%, 15 to 25% slopes; 20% disturbance and on slopes in excess of 25% permits no more than 10% disturbance.  This ordinance helps meet the goal of conserving natural resources. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

Business, commercial and industrial zones exist within the Borough.  However, most areas are already built-up.  For businesses, there are improvements planned to off-street parking areas.  The home business ordinance stipulates that parking also must be off-street.  TDR zoning is not addressed in the master plan.  

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

In addition to steep slope preservation, protecting Lake Musconetcong and the watershed area is a priority.  A policy to retain runoff on site is one strategy advanced to protect the lake.  Storm water management is not addressed in the plan. 

Recycling is promoted with facilities for this located at the borough garage. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The master plan states that the municipal building is inadequate, but there are no plans for improvements listed. 

A recreation plan is in place noting all current facilities. 

A capital improvement plan calls for road department expansion and truck replacements. 

The proposed Route 605 Sparta Road bypass will reduce traffic in parts of the Borough. 

Currently, there is bus service to New York City from a stop close to Stanhope as well as train service from Netcong.  

Goal #6: Provide Adequate Housing at a Reasonable Cost.
There are a variety of housing choices and lot sizes available. The affordable housing plan calls for rehabilitation of units and construction of townhouses and senior units to meet the affordable requirement. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Recommendations on how to keep historic facilities intact are enumerated. Other than recommendations, no ordinances or action plans are on file to protect these sites. The borough aims to improve pedestrian circulation patterns.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Zoning in other municipalities is addressed. 

There is concern over the “Byram Island,” a land parcel separate from Byram Township, but under the Township’s jurisdiction. 

Mt. Olive, Roxbury and Netcong are bordered by water. 

Although Hopatcong has zoned primarily for residential uses, there is a manufacturing area that requires buffering. 

Plans for the town center are not shown in the ordinances or the master plan. 

Stanhope Borough Zoning Files:
	Document
	Date

	Natural Resource Inventory
	Dec-83

	Housing Element
	Nov-89

	Community Facilities and Recreation Element
	    1991 

	Master Plan
	Sep-94

	Master Plan Reexamination Report
	Apr-99

	Zoning Code Book
	Jul-99


Zoning:
	Zone
	Type
	Lot Size
	Lot 
Coverage
	Road 
Frontage(Ft)

	RC
	Residential Conservation
	217,800 sq. ft.
	5%
	350

	MLR
	Medium-low Density Residential
	1 ac.
	15%
	 

	MR
	Medium Density Residential
	14,250 sq. ft.
	25%
	 

	HVR
	Historic 
Village 
Residential
	10,890 sq. ft.
	 
	 

	VB
	Village Business
	7,500 sq. ft.
	60%
	 

	HC
	Highway Commercial
	14,250 sq. ft.
	30%
	 

	PLI
	Planned Light 
Industrial
	5 ac.
	65%
	 


Notes: 

· Stanhope’s zoning includes a small area of high-density residential (HR) allowing apartments on tracts of land 5 acres or greater in size with a density of 10 units per acre and 60% cover.  

· The borough ordinances require recycling. 

· The affordable housing ordinance states that the borough will donate land to a non-profit organization to meet this requirement. This has been successfully undertaken.
STILLWATER TOWNSHIP
Master Plan:

The township’s goals, listed in the 1999 master plan, are to preserve the rural character of Stillwater and provide for economic development.  Plans for town centers around the village of Stillwater, or the lake hamlets, receive little attention. There are no main roads or state highways going through the township and it has low-density zoning, except in those areas around the lake communities.  Most of the Township is zoned for 5 or 7.5 acre lots.  Commercial sites are limited since not much land is zoned for this usage.

      
Because of the limited economic growth opportunities, the township could consider all possibilities for non-residential uses including recreation and assorted tourism endeavors. The master plan does not state the current uses of these parcels, nor the potential future efforts to attract recreation-oriented businesses into the township. Land is now zoned commercial/recreation. The State of New Jersey is currently pursuing acquisition of Aldersgate and Lou Henry Hoover Girl Scout camps.

There is no mention of TDR zoning in the master plan.

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

As a rural municipality with three principal hamlets, none of which is the focus of redevelopment concerns, this goal is not addressed. A historic district is trying to be developed in the Village of Stillwater.

Goal #2: Conserve the State’s Natural Resources and Systems.

The township wants to preserve its rural character.  Zoning allows for cluster options to reduce land consumption in the residential zones in the 7 ½ acre zone.

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

The township does not address any promotion of its agricultural base or the preservation of the farmland in the master plan. The township has adopted a very progressive “Right-to-Farm” provision by ordinance.  The Township will be adding a farmland preservation element to its Master Plan in 2005.  Home occupations/businesses are permitted in the residential zones.  More than eighty percent of the residents currently drive alone to work according to the master plan. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Environmental protection is addressed through possible state purchase of land.  Clean up and prevention of pollution is specifically called out in the master plan.  The township desires that 80 to 85% of residential sites be undisturbed.  The land use code addresses this objective by limiting impervious cover to 15% cover on 2 acres, 10% on lots between 2 and 4 acres, 4% on lots between 4 and 6 acres and 3% on 6 acres or more.  

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

Public facilities and road improvements are not addressed in the master plan.  The township’s police and fire departments are not mentioned in the document. 

Goal #6: Provide Adequate Housing at a Reasonable Cost.

The affordable housing plan calls for rehabilitation of substandard units.  31 have been completed thus far; four additional are in the process of being done which leaves one remaining.   The Township Code also allows ECHO housing units.  The plan calls for developer fees to pay for affordable housing.  Such a fee was introduced on first reading during November 2004; it may be adopted by the end of 2004.  The average house price from the 2000 census was $152,000.

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

The Township’s goals are to preserve the quality and integrity of historic districts. Stillwater recommends that the state purchase certain tracts of land for passive recreation particularly in the northern part of the township through the ‘Green Acres’ program.  The Township offers zoning for commercial recreation in various locations.  These, such as those in the vicinity of Swartswood Lake, permit campgrounds and other low intensity recreational uses. 

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Inter-municipal cooperation is one of the Township’s goals.  Stillwater’s zoning compliments that in adjoining municipalities.  Walpack’s zoning consists of parkland up against Stillwater’s parkland.  Frelinghuysen, Hardwick, Fredon and Hampton all have zoned for low-density, residential uses along the common boundaries, corresponding with the same zones in Stillwater.

Stillwater Township Zoning Files:
	Document
	Date

	Master Plan 
Revision
	1996

	Master Plan 
Revision
	Jun-99

	Housing Plan
	Jun-03

	Zoning Code Book
	Nov-03


Zoning:
	Zone
	Type
	Lot Size

	R-30
	Residential
	30,000 sq. ft.

	R-5
	Residential
	5 ac.

	R-7.5
	Residential
	7.5 ac.

	NC
	Neighborhood Commercial
	1 ac.

	CR
	Commercial Recreation
	20 ac.

	C
	Commercial
	3 ac.


Notes: 

· The R-30 zone is limited to the lake communities. The R-5 and R-7.5 zones permit cluster development with a minimum lot size of two acres.

· The neighborhood commercial (NC) zone lot sizes increase from one acre to 1.5 acres if the use includes an apartment. 

· The recreation and conservation (RC) zone identifies government and public-use properties. 

SUSSEX BOROUGH

Master Plan:

The Borough of Sussex sees the need for business district revitalization in order to create a more unified town center and increase employment. A historic district also needs to be established so that new development does not destroy older structures. Better lighting and landscaping are essential to enhance the streetscape and create a unified center within the Borough.  The potential for TDR is not addressed by the Borough as it may not be appropriate..   

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

The borough has a revitalization plan for the central business district. No further documents show the extent to which this is completed.

Goal #2: Conserve the State’s Natural Resources and Systems.

The only concern with resources listed is dealing with a flood hazard area.  The December 2002 build-out analysis notes all remaining vacant land. 

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

The Borough wants to retain and revitalize its businesses in order to increase employment.  Preserving the historic architectural facades is a priority for any building improvements. 

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

As mentioned above, this is only addressed through the flood hazard area.  Recycling is not addressed in the master plan.

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The borough does not list its current facilities within the master plan, nor its capital improvements.  Public transportation is not addressed either.  Traffic circulation is problematic and the borough is examining potential street realignment.  More parking spaces are needed to accommodate any commercial revitalization. 

Goal #6: Provide Adequate Housing at a Reasonable Cost.

Affordable housing is not addressed in the master plan.

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

The borough wants to retain and preserve its historical character, especially within the central business district.  The need for more parks is highlighted.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Sussex’s shared services and planning efforts with Wantage are not addressed in this master plan.  Wantage has a variety of commercial and industrial zones outside of the borough.  The high-density housing zones are also nearby.  Wantage has lower density residential areas than Sussex for most of its remaining area.

Sussex Borough Zoning Files:
	Document
	Date

	Master Plan
	Apr-83

	Central Business District Study
	May-91

	Zoning Code Book
	Oct-92

	Zoning Analysis
	Nov-93

	Build Out Study
	Dec-02


Zoning:
	Zone
	Type
	Lot Size
	Lot 
Coverage

	R-1
	Residential
	10,000 sq. ft.
	 

	R-2
	Residential
	15,000 sq. ft.
	 

	R-3
	Residential
	3 ac.
	 

	C-1
	Central 
Business 
District
	Based on off-street parking
	 

	C-2
	Redevelopment
	40,000 sq. ft.
	30%

	C-3
	General 
Commercial
	20,000 sq. ft.
	40%


Notes: 

· The R-2 medium density residential zone permits single family or duplex homes. 

· The R-3 zone permits garden apartments on a tract of at least three acres at a density of 12 units per acre. 

· The C-1 central business district provides for retail and service areas.  

· INST is the institutional zone for the existing hospitals and other medical facilities. 
· The A&I zone is agriculture and light industry on 80,000 sq. ft. lot sizes with 40% cover. 

· The LI&U is for light industrial and utility uses on 80,000 sq. ft. lot sizes. 

· The P zone is for public use areas such as schools, parks and municipal facilities. 

· The O/R zone is for office/ residential uses allowing apartments, 1 to 4 family structures and professional offices on 10,000 sq. ft. lots.  If used as offices, eighty-five percent impervious cover is permitted. 

VERNON TOWNSHIP

Master Plan:

Vernon proposes a regional mixed-use town center within its borders in order to encourage more job growth. Although there are numerous businesses within the township, a large portion of the workforce commutes to Morris, Bergen and Passaic counties.  The proposed center is generally located at the intersection of Routes 94 and 515.  The center will permit higher densities and a greenbelt of preserved land will surround it.  A gross density of 2 housing units-per-acre is the goal.  

In order to reduce land consumption, new subdivision development is to be clustered.  The township’s master plan precisely delineates the permissible uses of its remaining vacant land. 

The plan also calls for avoiding commercial strip malls in favor of development within the town center and the Mountain Creek resort zone.  The center at Mountain Creek village calls for a new main street area occupied by hotel, commercial and residential operations in a mixed-use center.  The township requires that the ski resort occupy at least 700 acres to allow for the recreational facilities as well as vacation, year round and adult residential units. The resort development expansion will bring in more revenue and employment and is considered a benefit to the town. 

There is no mention of TDR in the master plan.  A substantial concern will be the available service resources for additional growth.
Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns

Development is encouraged in the Vernon town center in order to preserve the environs.  The Township is currently preparing Town Center Design Guidelines and will provide for apartments and townhomes.
Goal #2: Conserve the State’s Natural Resources and Systems

Large tracts of land are to be conserved.  Intense development on ridgelines and vistas is prohibited.  The township is also trying to conserve wetlands and stream corridors.   

Farmland preservation, with a ‘right to farm’ law, is heavily promoted.  A tourism zone helps landowners diversify agricultural operations.

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey

The resort community expansion will provide positive economic growth.  Agri-tourism is heavily promoted.  The township plans to have most new businesses and residences within the town center.

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Land conservation is a high priority.  Land preservation extends to the Wallkill Valley National Wildlife Refuge and Appalachian Trail buffer areas.   Prevention of pollution with the septic systems in lake communities is not addressed in the master plan.  However, the Township is considering mandating best management practices for septics, including mandatory clean out at least once every three years.  Stream buffer conservation is required and recycling is mandatory. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost

The township is trying to encourage the establishment of parks.  Wastewater systems are limited to the resorts and town center areas.  A road improvement plan is not discussed.  There is an ordinance to provide cellular service towers.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

Affordable housing could be met through the rehabilitation of existing structures and a regional contribution agreement.  A development fee ordinance is also in place to help pay for affordable housing. 

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

As discussed above, land preservation is a vital component of the master plan.  The ordinances call for a village green and architecture that blends with the existing structures.  Other needs include bike paths and recreational opportunities for senior citizens.  The master plan states that there is a deficiency in recreational fields.  The township has formed a historic committee to designate and preserve historic structures.  
The Township will encourage street lighting in the core of the Town Center.  Lighting is minimized in the rural areas of the Township, with an emphasis on major roadway intersections.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Most new development is to occur in the town center.  The Mountain Creek resort is an integral part of the township’s plans.  The lake communities identified as a separate landscape in the County Strategic Growth Plan will find it necessary to address impervious coverage from the perspective of stormwater management  and lake water quality.  A measure of control lies with the Township as homeowners must apply for variances for additions.  There is also a suggestion within the master plan to eliminate flag lots. 

Zoning issues relating to adjacent municipalities include:  

West Milford and Wantage provide for parkland, low-density residential, and wildlife refuge uses, Hardyston shares common open-space zones, with its low-density residential zones also bordering the same type of zones in Vernon.  
The commercial recreation zone borders Vernon’s light-industry zone.  
Warwick, New York, has 2 to 4 acre residential zoning analogous to Vernon’s 3 to 5 acre zoning.

Vernon Township Zoning Files:
	Document
	Date

	Master Plan
	Nov-95

	Zoning Code Book
	Aug-99

	Open Space Part of Master Plan
	    May-03

	Master Plan Amendment
	Dec-04

	Fair Share Housing Plan
	Feb-04


· Zoning in Vernon is complex, with seventeen zone districts delineated.  
· Of particular note is the Town Center District, consistent with the general goals of the Master Plan and various State Planning initiatives, including the most recently adopted State Development and Redevelopment Plan.  
· Cross Acceptance issues in Vernon are anticipated to be almost entirely a function of compliance with the Plan Implementation Agenda adopted as part of the Town Center designation by the State Planning Commission.  

WANTAGE TOWNSHIP

Master Plan:

Wantage Township’s plan is to create one Town Center along Route 23, composed of connected neighborhoods, to formally acknowledge the existence of historic hamlets such as Beemerville, Colesville, and McCoy’s Corner, and to work with the Borough of Sussex (surrounded by Wantage) in providing complementary development adjacent to the Borough.  The net effect of these planned centers will be a redistribution of the currently projected build-out of the Township to compact forms, consistent with the need to foster alternatives to automobile dependency and preservation of large areas of the environs as open space.  An additional and substantial benefit of this planning process will be the remediation and reclamation of various soil mining operations along the Route 23 corridor. This center-based land-use plan that it will seek to implement will necessarily require Plan Endorsement from the State Planning Commission.  Current center proposals in Wantage call for compact economic growth and the provision of appropriate proportions of housing, including senior housing.  The township wants to continue with the rural American themes including five acre lots and cluster options.  It also calls for providing highway and neighborhood commercial areas along the main corridors. There is no current mention of TDR zoning, however, this is under discussion by the Land Use Board. 

A gateway entrance for the township along Route 23 is planned.  The intent of the gateway is to provide a seamless commercial connection between the businesses in Sussex Borough and those in Wantage.  The planned ‘regional center’ development in Sussex would help the township’s business district grow. 

The proposed Beemerville hamlet is anchored on Space Farms to provide agri-tourism. The 100 acre hamlet is zoned mostly for neighborhood commercial, but could use cluster housing to preserve farmland. 

Colesville consists of 70 acres, which is available for a mixed-use shopping village. Clustered houses on 12,000 sq. ft. lot sizes will be allowed, with a 1 dwelling unit-per-acre gross coverage. 

 
McCoy’s Corner is close to the Sussex Airport.  This hamlet consists of 82 acres and contains the Sussex Branch of the County Library system. 

Relationship to the SDRP

Goal #1: Revitalize the State’s Cities and Towns.

Center-based growth is promoted in Wantage’s new master plan. Some operations along Route 23 could be turned into businesses, but no ordinances exist to make sure these sites are reclaimed. 

Goal #2: Conserve the State’s Natural Resources and Systems.

The township has a large amount of preserved farmland. The township does not have ordinances to support the conservation of ridgelines and greenways, but does utilize a constraints ordinance for steep slopes. They do support the further expansion of their farmland areas. Cluster development is also encouraged.

Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey.

Agricultural enterprises are generally promoted by the township and a ‘right to farm’ provision has been adopted as part of the Township Code.  Business opportunities on underused land are promoted along Route 23.  Any piece coming in for a major subdivision must cluster and there is a mandate of 45% useable open space (this cannot just be wetlands or environmentally constrained land). The Farm Enterprise and Government Services Village is intended to bolster the regional farm economy.  This area is proposed for a creamery and farmers market.

Goal #4: Protect the Environment, Prevent and Clean Up Pollution.

Industrial and gravel pit areas exist within the township, but their revitalization is not fully addressed.  No information about recycling is available in the master plan. 

Goal #5: Provide Adequate Public Facilities and Services at a Reasonable Cost.

The township does have a 10 year road improvement plan from December 2000, but not on file.  Other municipal services are not discussed.  Public transportation services are provided by the County. There are ample park areas within the township.

Goal #6: Provide Adequate Housing at a Reasonable Cost.

The affordable housing requirement is not complete, but zoning has been established in order to permit the Township to meet its fair share obligation. The land zoned for affordable housing cannot be built at the proposed densities since no sewer service exists in those areas.  The township also considers a developer fee ordinance. There is an ordinance in effect that satisfies COAH growth share.

There is a senior housing development underway at the Farm Enterprise and Government Services Village.  Soil mining areas are to be reclaimed for senior housing at a density of 8 units per acre.

Goal #7: Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value.

Historic sites are not mentioned specifically in the master plan but the township wants to preserve its current character.  The township wants to preserve its natural resources and rural character but does not detail how this is to be done.  Currently, there is no open space plan or farmland preservation element. There is an ordinance for an environmental commission but this body has not been formed.

Goal #8: Ensure Sound and Integrated Planning and Implementation Statewide.

Shared services and/or cooperative planning efforts with Sussex Borough include: emergency and fire services, a construction department, housing enforcement, recreation and the school system. 

Zoning issues in adjacent municipalities include: 

The entire Montague border is a state park area. Lafayette has an extractive industry bordering Wantage’s  residential zone.  Some of the government- owned land is zoned industrial. 

The border with Vernon is mostly bounded by the Wallkill River in the wildlife refuge area. 
Hardyston has business, industrial and residential uses matching up with those of Wantage. 

Frankford’s zoning along the common border matches up with both sides being residential. 

Sussex has a mix of commercial, industrial and residential surrounded completely by Wantage. 

The New York towns of Greenville and Minisink are residentially zoned at 1.4 units per acre, less than Wantage’s 5 acre residential zone. 

Wantage Township Zoning Files:
	Document
	Date

	Capital Improvement Program
	Dec-91

	Zoning Code Book
	Dec-96

	Master Plan
	Feb-03


Zoning:

	Zone
	Type
	Lot Size

	R-1
	Residential
	5 ac.

	R-2
	Residential
	.344 ac

	M-R
	Multiple 
Residential
	25 ac.

	ML
	Mount Laurel
	25 ac.

	CR
	Commercial/ Residential
	40,000 sq. ft.

	HC
	Highway

Commercial
	40,000 sq. ft.

	LI
	Limited 
Industrial
	2 ac.

	NC
	Neighborhood/ Commercial
	20,000 sq. ft.


Notes: 

· The R-1 zone has cluster options and environmental preservation options for 2.5 acres 
along with 1.5 to 2.5 acre open space/agriculture preservation lot sizes with a 45% open space requirement. 
· The multiple residential (M-R) zone is for townhouses and garden apartments with a minimum 25 acre tract and a density of six units per acre. 

· A Mount Laurel (ML) zone requires a 25 acre tract, 4 units per acre and a 20%set aside requirement for affordable housing.  

· The industrial (I) zone has a minimum five acre lot requirement and permits soil removal. 
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