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RICHARD H. DANIELS 
ATTORNEY·AT-LAW 

211 BUCKSTREET 

P.O. BOX727 Telephone: 856-825-0102 
MILLVILLE,N.J.08332 Facsimil~: 856·825·3876 

'-.""'. 
......November 30, 2004 

SF .. ' 
P" _, ... ' 

: ... IRonald C. Morgan, Esquire 
PARKER, McCAY & CRISCUOLO 

.t. 

PO Box 974 
:." .Marlton, NJ 08053 

Carter H. Strickland, Jr., Esquire 
RUTGERS ENVIRONMENTAL LAW CLINIC 
123 Washington Street 
Ne~ark, NJ 08102-3094 

Re: 	 Millville 1350, LLC - General Development Plan 
Approval Resolution 

Dear 	Carter and Ron: 

Please find enclosed a certified copy of Resolution 42-04 of 
the Millville Planning Board adopted on November 29, 2004 in 
regard to the above referenced matter for your respective files. 

Thank you. 

Very 	truly yours, 

RICHARD H. DANIELS 

RHD:blp 

Enclosure 

cc: 	 Elizabeth A. Anderson, Planning Board Secretary 
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PLANNING BOARD 

CI'l'Y OF MILLVILLE 

RESOLUTION NO. Ii Z - oi 
MILLVILLE 1350, LLC 


GENERAL DEVELOPMENT PLAN APPLICATION APPROVAL 


WHEREAS, MILLVILLE 1350, LLC of Freehold, New Jersey has 

applied to the Millville Planning Board for General Development 

plan (GDP) approval pursuant to N.J.S.A. 40:55D-45.3 for a 

proj ect to be known as "The Preserve at Holly Ridg-e 'l being 

located on Block 582, Lots 1, 1.01 and 10 on the current Tax 

Map of the City of Millville with a street address of State 

Highway 49, Millville, New Jersey, and 

WHEREAS, the Planning Board deemed the application complete 

at its meeting on Aug-ust 4 r 2004 (see Exhibit A attached hereto 

and incorporated herein for the list of items submitted and 

reviewed by the Planning Board)i and 

WHEREAS r the Planning Board held a public hearing on the 

said application at its meeting on August 16, 2004 and September 

15, 2004; and 

WHEREAS, _-various parties appeared to obj ect to the 

application or portions thereof, support the application or 

raise questions regarding the said application~ and 

WHEREAS, the Board accepted into evidence various Exhibits 

from the applicant and from the parties in OPPositior to the 

application (see Exhibit D and Exhibit E attached heFeto and 

made a part hereof for the specific list of the Exhibits 
i 

presented) i 
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WHEREAS, the Board has received and reviewed the final 

written Planning Board review dated August 16, 2004 and updated 

on August 18, 2004 from the city Planner and Municipal Engineer 

for this application which report is designated as Exhibit F 

and is attached hereto and made a part her8of, as well as the 

reports by third party experts retained by the Planning Board 

for review of this application, to wit: Brian Slaugh, Planner 

and Antoinette Sapia, Environmental Scientist; and 

WHEREAS, the Planning Board has received and reviewed the 

specific requirements as set forth in the New Jersey Municipal 

Land Use Law· for Planned Development (N.J.S.A. 40:55D-45) and 

the specific requirements of the Millville Development 

Regulations Ordinance for plan Development (Section 30-70) which 

requirements are more fully set forth in Exhibit B and Exhibit 

C respectively attached hereto and made a part hereof; and 

WHEREAS, the Planning Board has received and reviewed along 

with those items as set forth in Exhibit A the General 

Development Plan prepared by Maser Consulting, Inc., Engineers 

and Planners for the applicant including the Land Use and 

Community Facility Plan, Circulation Plan, Open Space PLan, 

utility and Local Services Plan, storm Water Management plan 

and Environmental Inventory Plan, which General Development 

plan is incorporated into this Resolution by reference as if 

speoifically set forth here at length; and 

WHEREAS, the Planning Board has reviewed and patd particular 

attention to the Environmental Impact statement prepared by 

Maser Consulting for the applicant dated June 2003 and revised 
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July 2004 and Herpetoiog!ca1 Associates, Inc. Habitat Evaluation 

Report dated March 13, 2003 and the supplemental report of 

Herpetological Associates, Inc. dated July 13, 2004; and 

WHEREAS. each member of the Board voting on this Resolution 

has attended each and every meeting of the Planning Board 

involving this application and each member has heard all of 

the testimony presented herein; and 

WHEREAS, the Millville Planning Board has given the matter 

due and careful consideration and has made the following factual 

findings, dete~minations and conclusions: 

1. The property in question known as Block 582, Lots 1, 

1.01 and 10 on the City Tax Map is located in a Land Conservation 

Zone. The property is approximately 1339.8 acres in size. The 

LC Zone allows for the type of clustered age-restricted 

inc!usionary development proposed as a Planned Development (see 

Section 30-65, et seq. and Section 30-221, et seq. of the Land 

Use and Development Ordinance). 

2. The applicant proposes to construct an age-restricted 

inclusionary residential development of approximately 950 single 

family homes. The reSidential development would be on 238.9 

acres of land more or less of the total of the property. In 

addition to the housing, an 1B hole golf course is proposed 

on approximately 170 acres of land more or less. The existing 

Brian Parent Center would be renovated and expanded as the 

clubhouse. The remaining 930 acres more or less would be 

undeveloped open space and will be permanently prese~ved. The 

conservation area will probably include an arbaretum to be 
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developed in conjunction with the Holly Society of America. 

The entire conservation area will be deed restricted from future 

development. 

3. The project is intended to be constructed over 10 years, 

and the applicant is seeking a 20 year General Development Plan 

vestiture period approval. 

4. Portions of the lot frontage had been subdivided in 

the for single family dwellings in four locations. 

The peek demand electric generating station owned and operated 

by Conectiv was also previously subdivided from the larger 

parcel. On the north side of Route 49, similar housing 

interspersed with wooded land is present as well as the 

state-owned Peaslee Wildlife Management Area_ To the east is 

vacant wooded land extending to Cumberland County Road 646 where 

portions of the frontage of that road have been subdivided for 

s family housing_ To the south are sand and gravel 

operations although the ones adjacent to the site are not active 

at this time_ To the west is the Menantico Ponds Wildlife 

Management Area owned by the state. 

of the site is undeveloped oak-pine forest. 

Portions of the site had previollsly been sand mined, and the 

former Holly Farm/Brian Parent Conference Center were developed 

on s·ite. The remainder of the site is wooded. There is also 

a s~gnificant amount of wetlands throughout the site with 300 

foot buffers proposed by the applicant around said wetlands. 

There is a pond of water at the south end of the site resulting 

from a former sand mining and dredging operation that is 

5. The maj 
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classified as state open waters with no transition buffer 

required. The site is between the Menantico Creek and the 

Manumuskin River. Development will be located outside of the 

Wild and Scenic Rivers Management Area boundary. The property 

in que5tion is not in the Pinelands Area. The site includes 

a railway right-of-way which bisects the property and a powerline 

right-of-way which parallels State Route 49 and extends into 

the northeastern portion of the property. 

6. The applicant proposes a payment to the City in lieu 

of construction of affordable housing units. The payment is 

proposed to be $25,000.00 per unit for 47 units for a total 

of $1,175,000.00. 

7. Municipal sewe~ and water will be provided to the site 

by the applicant at applicant's sale expense, including the 

residential areas and the golf course clubhouse. 

8. A Eomeowners ASSOCiation will be created and, the 

Association will maintain the right-of-ways, provide trash 

collection, snow removal and maintain the detention/retention 

ponds, and common area landscaping. 

9. A new, updated, Wetlands Letter of Interp~etation will 

be needed for the property in question from the appropriate 

state agency. The existing Wetlands Letter of Interpretation 

expired in october 1985. 

10. A Habitat Conservation plan will be pr$pared for the 

site and the Plan will be followed in order to minimize impacts 

on wildlife and vegetation in the proposed developed portion 

of the property in question. The applicant shall seek out a 

http:1,175,000.00
http:25,000.00
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conservation group to manage the conservation area. The City 

does not want the ownership of the conservation area. 

11. The applicant will provide a Turf Management Plan 

for the golf course, and other appropriate areas of the 

development, which plan at a minimum, will operate in accordance 

with the requirements of the New Jersey Pesticide Control CodQ 

(N.J.A.C. 70:30-1, et seq.). 

12. A Habitat Evaluation of the property in question, 

although not required by the city Ordinance, has been submitted 

and updated. The site has been extensively studied by 

Herpetological Associates and others over the past decade. 

For the purpose of the application, the study involved performing 

a habitat evaluation to determine the presence or absence of 

suitable or critical habitat and threatened or endangered 

species. The study provided land use and design recommendations 

based upon the protection and conservation of all critical plant 

and wildlife species habitat. It was recommended that a long 

term habitat conservation plan be prepared by the applicant. 

During the field surveys, the following state listed threatened 

and endangered species we~e confirmed a~ resting, feeding, 

breeding, or nesting on parts of the subject property: 

A. Northern Pine snake 
B. Corn snake 
C. Pine Barrens Treefrog 
D. Barred Owl 

~. Red-headed Woodpecker 

F. Cooper's Hawk 

The exact locations where these wildlife species were found 

a~e shown in the March 2003 repo~t. In May-July 2004, the 

Habitat Evaluation was updated through additional field surveys 
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done by Herpetological Associates. It was noted that species 

found were in the same areas as previously sited, and that all 

places where species were found were within the areas proposed 

for permanent preservation. No new wetland locations were found 

being used by species and no foraging, roosting or critical 

nesting bird, snake or frog habitat will be lost as a result 

of the proposed project. No additional threatened or endangered 

species were found. These wildlife species were found by the 

use of several standard survey methods in a wide array of habitat 

types throughout the site. The most important aspect for the 

conservation'of these species is the preservation of their 

critical breeding, nesting feeding, resting, and overwintering 

habitat. Herpetological Associates' proposed conservation plans 

can achieve this goal. NO important or critical wildlife habitat 

will be lost or adversely impacted as a result of this proposed 

clustered active adult housing project and 18 hole golf course. 

Environmentally sensitive planning will help protect the six 

endangered and/or threatened wildlife species, and their critical 

habitats. 

13. A revie~ of the proposed project was sought by the 

applicant from the Nature Conservancy. The Nature Conservancy 

owns and maintains a large tract or protected land in Maurice 

River Township near the property in question in this application. 

A memorandum was received from the then Vice President of the 

Nature Conservancy, which memorandum was provided to the Planning 

Board staff. The memorandum was a summary of design 

recommendations made by the Vice President of the Nature 
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Conservancy to the developer. These design suggestions were 

made after reviewing a conceptual plan that had a significantly 

smaller number of dwelling units proposed (approximately 700 

rather than the now proposed 950). Nearly all of the 

recommendations were accepted by the applicant and resulted 

in changes to the original General Development Plan design. 

These changes resulted in greater protection of environmentally 

sensitive areas. The developer, however, did subsequently 

increase the number of proposed dwelling units for the developed 

area, but the number is still substantially below that allowed 

by the Ordinance. The Nature Conservancy neither approves or 

opposes this applioation. Due to the oontroversial nature of 

the species and habitat information and impacts, the staff and 

the Board has sought a qualified expert to independently review 

the Habitat Evaluation, and comment on the proposed 

recommendations. The reports were favorably reviewed by Ms. 

Antoinnette Sapio, an Environmental Scientist with JCA 

ASSOCiates, Inc. The JCA Associates, Inc. report authorea by 

Ms. Sapio was received and reviewed by the Planning Board and 

Ms. Sapio presented testimony and answered questions for the 

Board at the public hearing held in this matter. 

14. An Open Space Plan should be prepared in conjunction 

with the Habitat Conservation Plan and with the help and input 

of the conservation group that will ultimately manage the 

conservation area. The applicant should also indicate in the 

Open Space plan the rights of the general public and the 

residents of the development for use of the conservation area 
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and the golf course. The golf course property is to be oeed 

restricted, prohibiting conversion to any other use in the 

future. 

15. A full traffic impact study will be initiated after 

a pre-application meeting with the New Jersey Department of 

Transportation, and the applicant ~ill work within the Shore 

Connection Committee recommendations. 

16. The applicant estimates the total buildout of the 

project will take 10 years, with 112-160 house built during 

each phase. The residential clubhouse, utilities and golf course 

would be built in Phase One. The balance of the golf course 

would be constructed in Phase Two. The applicant will indicate 

in which phase the residential recreation components would be 

completed and when the golf clubhouse would be constructed. 

17. New Jersey Statute 40:55D-65c authorizes municipalities 

to provide by ordinance for planned development districts and 

outlines the development standards to be contained in such an 

ordinance. Where a municipality adopts a planned development 

ordinance it may also, pursuant to New Jersey statute 40;55D-45.1 

through 40:55D-45.8, adopt an ordinance allowing developers 

of projects greater than 100 acres in size to create a General 

Development Plan with regard to their projects and to submit 

this plan for approval to the Planning Board. The City of 

Millville has adopted such an ordinance. The purpose of the 

legislation providing for General Development Plans was generally 

to provide the increased flexibility desirable to ~romote mutual 

agreement between the applicant and the Planning Board on the 
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basic scheme of a planned development. New Jersey Statute 

40:550-45.2 specifies those matters that must be considered 

by the Planning Board in acting upon an application for general 

development plan approval, such matters are to be considered 

in a general way from the standpoint of probable feasibility, 

with the more detailed presentation being left until the more 

specific application for preliminary site plan and subdivision 

approval is sought. 

18. The Board has heard the extensive testimony of the 

applicant's representatives; app!icant's environmental experts; 

traffic engineer, design engineer; planning consultant and fiscal 

consultant. The Board has also heard the testimony from various 

parties for and against the application including hut not limited 

to Jane Morten Galetto for Citizens United; Emile D. DeVito, 

ph.D; Dr_ Joanna Burger, Rutgers University; Clay sutton, 

Environmental Consultant; Gary Moore, Ph_D; Jane Nogakii Tony 

Ficcagliai Fred Ackers; Faith zerbe; Delaware River Keepers 

Network; and others, all in opposition to the application, and 

Assemblyman Jeff Van Drew; Freeholder Jane Christy; James He~tig; 

Dale Gravett, Housing Autho~itYi Dr. G. Larry Miller; Jeff 

DuBOis, EconomiC Development Boa~d Chairman, Dr. Edward salmon; 

and Brendan Kavanagh, Esquire, all in support of the application. 

19. The Board also received and reviewed a memo from Carter 

H. Strickland, Jr., Esquire of the Rutgers Environmental Law 

Clinic in opposition to the application. 

20. Pursuant to N.J.S.A. 40:55D-45 and section 30-70 of 

the Millville Development Regulations Ordinance, the Board 
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specifically finds and determines as follows: 

(a) The proposed development is allowed in the Zone, and 

the applicant has not requested any variances nor any waivers 

for the proposed project, thus the project is not a departure 

from the Zone Plan of the area and will conform to the standards 

of the zone Plan. 

(b) The proposed common areas and open space are more 

than adequate and the maintenance of same shall be done by the 

property owners association in accordance with the developer's 

agreement and the owners association rules. 

(c) The physical design of the proposed development, as 

presented, for public services, vehicular and pedestrian traffic 

control and recreation, visual enjoyment of the site and light 

and air are adequate. 

(d) The proposed development will not have an unreasonably 

adverse impact upon the area in which it is proposed, the 

developer has taken great effort to protect the environmentally 

sensitive and important areas. 

(e) The development is proposed to be built Over several 

years, the developer having provided a construction time table 

to the Eoard. The terms and conditions intended to protect 

the interest of the public, the residents, occupants and owners 

of the proposed development are adequate as presented by tue 

applicant. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF MILLVILLE 

PLANNING BOARD that the application of Millville 1350, LLC for 

approval of a General Development Plan for property known as 
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Block 582, Lots 1, 1.01 and 10 as shown on the current Tax Map 

of the city of Millville for the project to be known as liThe 

Preserve at Holly Ridge" which Plan is more fully set forth 

in the General Development Plan prepared by Maser Consulting, 

Inc. dated June 13, 2003 and revised July 26, 2004 which plan 

is incorporated into this Resolution, is approved with the 

following conditions: 

1. The term of the approval is twenty (20) years from 

the date of this Resolution pursuant to N.J.S.A. 40:55D-45.1(b). 

2. The buffering along East Main street (State Highway 

49) shall be"to a depth of 75 feet. 

3. The lot size for each residence in the developed area 

shall average 6,000 square feet. 

4. The applicant shall submit site plan applications and 

subdivision applications for each phase of the project to the 

Planning Board. 

5. The applicant shall comply with all conditions set 

forth in the City Planning and Eng1neer f s Report dated August 

16, 2004 and updated August 18, 2004 (see Exhibit F). 

6. Preparation of a Habitat Conservation Plan for the 

property in question and submission of same to the planning 

Board and an open space Plan setting out who will be responsible 

for management of the conservation area and what rights the 

general public will have on the site. 

7. preparation of a Turf Management plan for the proposed 

golf course and submission of same to the Planning Board to 

be prepared before Final Site Plan Approval is granted for this 
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comronent of the rroiect. 

I I 

8. payment of $1 / 175,000.00 to the City in lieu of 

providing affordabl~ housing. 

9. Approval and execution of the Developers Agreement 

by the City and the applicant after same has been modified, 

if necessary, to comply with the terms and conditions of this 

Resolution. 

10. Public water and public sewer services to ba provided 

to the property in question by the applicant at applicant's 

expense. 

11. Updated Wetlands Letter of Interpretation for property 

in question. ' 

12. Permanent protection of the designated Preservation 

Area containing of approximately 930 acres more or less by means 

approved by the City and any third party environmental 

organization chosan to manage the preserved area. 

ROLL CALL VOTE: October 4, 2004 

THOSE IN FAVOR: 8 

THOSE OPPOSED: 0 

THOSE ABSTAINING: 0 

C E R T I FIe A T ION 

The foregoing is a true copy of a Resolution adopted by 

the City of Millville Planning Board on /JJDII/!IJ:1~~H... '2.1 
2004 memorializing an action taken by the Board at a meeting 

of the Planning Board held on October 4, 2004 at 6:00 p_m. 

http:175,000.00
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MILLVIL~E 1350, LLC APPLICATION 

, 

GENERAL DeveLOPMENT PLAN CHECKLIST 
Section 30-66 Gene~i Devalopment Plan and Contenh; 

Component Submitted 

1- Land Use Plan X 

2. Qrculation Plan X 

3. Community FatUities Plan X 

4. Environmental Inventoty X 

5. Rsca} Report X 

6. Housing Plan X 

7. Local Service Plan X 

8. Open Space Plan X 

9. Stormwater Mani;lgernent X 

10. Utility Pl~m X 
.7 

11. TIming Schedule X 
or 

12. Development Agreement X 

flAilEXHIBIT 

Comments , 
Sheet 2 

Sheet 3 and Traffic Impact 
Assessment Narrative 

Sheet 7 and Narrative 
COmmunity Impact statement 

Narrat:iv~ and Sheet 7 
Habitat EvaL Report and Update 
Submitted, not required; letters 
from Nature ConseJvancy 
submitted 
Narrative 

Sheet 2 

SheetS 

Sheet 4 

Sheet 6 and NalTative 

SheetS 

Sheet 2 and Narrative 

Revised and resubmitted. . 
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Additional Items Submitted: 

• Habitat Evaluation and Update 
• Narrative Summary of aU Plan Elements 
• Property owners lists 

.. Disclosure Statement 

• 	 Lettmrs~ 

Nature Conservancy Memorandum and response 
VeriZon telecommunications 
Comcast 
SJ Gas 
NJDEP Sewer Service Area 
Water Capadty 
sewer Capacity 

EXHIBIT ItAIl CONTINUED 
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MILLVILLE 1350, LLC APPLICATION -- EXHIBIT "Bit 

ru MUNIC[PAL LAND USE LAW 

40:55D-45 FINDINGS FOR PLANNED DEVELOPMENTS 

(Page 35) 

Every ordinance pursuant to this artlde that provides for planned developments 
shall require that prior to approval of such planned developments the planning 
board shall find the following facts and condusions: 

, 

a. 	 That departures by tfie proposed development from zoning regulations 
otherwise applicable to the subject property conform to the zoning 
ordinance standards pursuant to subsection 52 c. (C.40:55D-65C) of this 
act: 

b. 	 That the proposals for maintenance and conservation of the common 
open spa.ce are reliable, and the amount, location and purpose of the 
common open space are adequate 

c. 	 That provisions through the physical design of the proposed development 
for public services, control over vehicular and pedestrian traffic, and the 
amenities of light and air, recreation and visual enjoyment are adequate; 

d. That the proposed planned development will not have an unreasonable 
adverse impact upon the area in which it is proposed to be established; 

e. 	 In the case of a proposed development which contemplates construction 
over a period of years, that the terms and conditions intended to protect 
the interests of the publiC and of the residents, occupants and owners of 
the proposed development in the. total completion of the development 
area adequate. 
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~-. 	 '. - - . 
GITY Qf M~~~V.~~~ ~~H~ V~~ ~H~ p~V~L9rM~N~ ~i9VLhT~9N~ 

EXHIBIT lie" 

§ 30-70. Findings for planned develop~eDts. 

Prior to the approval of a planned development. the Planning Board shall find the following 
facts and conclusions which shall be incorporated in the resolution approving the planned 
development: 

A 	 That departru'es by the proposed development from zoning :regulations otherwise 
applicable to the subject property confoIDl to the Zoning Ord:i:nance standards pursuant to 
N.l.S.A. 4O:55D-65. 

B. 	 That the proposals for maintenance and conservation of the common open space are 
reliable and the alnount. location and pru:pose of the common open space 3{e adequate. 

C. 	 That provision through the physical design of the proposed development for public 
services, control over vehlculai and pedestrian traffic and the amenities of Iigb[ and air, 
recreation and visual enjoyment are adequare. 

D. 	 That the proposed planned development will not have an nnreasonably adverse impact 
upon the area in which it is proposed to be established. 

E. 	 In the case of a proposed development which contemplates construction over a period of 
years, that the tenns and conditions intended to protect the interests of the public and of 
the residents, occupants and owners of the proposed development in the total completion 
of the development are adequate. 

30:81 	 OJ -15·2003 
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MILLVILLE PLANNING BOARD -- MILLVILLE 1350, LLC APPLICATION 

EXHIBIT "D" 

EXHIBIT LIST -- APPLICANT 

Exhibits A-1 through A-17: 

A-1 	 Resume of Robert T. zappalorti 
A-2 	 Aerial Map of site 
A-3 	 Conceptual Plan for site 
A-4 	 Map--Corn snake movements 
A-5 	 Map--Pine snake movements 
A-6 	 Conceptual plan for Preserve at Holly Ridge 
A-7 	 Resume of Raymond Walker, ph.d PWS 
A-8 	 Resume of Mark E. zelina, PE, PP 
A-9 	 Resume'of S. Maurice Rached, PE, PTOE 
A-l0 	 Resume of Creigh Rohcnkamp, AICP, N3PP 
A-l1 	 Map showing previously approved residential subdivisions 
A-12 	 Package of minutes of prior Millville planning Board 

meetings 
A-13 Package of letters from various entities supporting 

application 
A-14 Master Consultants - minutes of meeting dated 9/14/04 
A-15 Herpetological Associates, Inc. - letter to K. Warker 

dated 9/13/04 
A-16 Herpetological Associates, Inc. - letter to K. Warker 

dated 9/15/04 
A-17 Master Consultants - letter to ~. Warker dated 9/15/04 



12-08-04 02:35pm From-PARKER MCCAY +8565966326 T-139 P.02S/0aS F-888 

MILLVILLE PLANNING BOARD -- MILLVILLE 1350, LLC APPLICATION 

EXHIBIT liE" 

&XHIBIT LIST -- OPPONENTS 

Exhibits 0-1 through 0-10: 

0-1 Testimony -- Jane Gale~~o - Citizens united 
0-2 Letter dated 8/1/03 to N.J.D.E.P. 
0-3 Map of protected lands 
0-4 Memo dated 4/6/87 from D.E.P. 
0-5 Letter dated 9/16/87 to S. Kehs 
0-6 Testimony of Jane Nogaki 
0-7 package of articles regarding golf courses 
0-8 statement of impact to water resources 
0-9 Testim0ny of clay Sutton 
0-10 Testimony of Gerry Moore, ph.d 
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.' . FI"Al 
.". PLANN1NG: BOARD REVIEW 

" .. 
DATE: . . August 16i 2004' 


August lS, 2004 Updates 


PROJECT:· . 	 The PreServe at.HollY Ridge:. . . 

General' Development Plan'Submission'"- . 


·..·.siock ~i . Lots 1,1.01{fjOr,tlon);"ahd:10" . 
: . state Highway. Rt•. 49 

APPUCANT: 	 Millville'1350; LLC 

Freeh9ld, NJ . 


ZONE: . 	 Land Conservation Zone 
.' , 

Ac;TION REQUESTED: ApproVal of General Development ridn' 

PREVIOUS ArnON: : Application declared complete' 8*04 . 
" " ., ----,~- -~.~.--"."~,' 	 'f." ... ' 

L . PROJECT DESCRIPTION: 
On a tract of 1,339.8 acresthe'applicant ~:iropOseS to construct ali age
restricted development of950'single-furnily residences •. Residential 
development is to be clustered' on 238.9 acres on the westef'IySide of the" 
Brian Parent Center and .eastof the Menantica POflds Wiidlife.Management 
Area. The main' access ~a the. resh:ienoal development would be through .? 
new boulevard to be constructed from.Route 49 .. In.addftion to the housing, 
an 18 ·hole. golf course on .184· acres is proposefalong with agolf clubhouse. 
of approxImately lOTOOO sf. The Brian Parent Center will be' renovated and 

'.. expanded to·be the golf dubhou~e. The' eXisting entryway t6:i:he Parent· . 
Center would' be useeffor acCessto the golfcourse." A new street parall~·ing-

· route 49Would.be also be,constructed linking the golf course acces5:andtbe ..: :. ,. 
· bouleva(-d access. The' remaining 911 acreS win be undeveloped open· space .' 
or conserVation' area that wiWbe permat;'lently preserveo•. The 'conservation' 

· . area~will also indude ac:frborefum to Q.e develO'ped in corij~nction wit.h me '.' ... 
• '. Holly Sodety of America.: Th.e entire conservation.area will be deed· restricted '. 

from future ~qev~lopment :-.T.ne· entire project woul.d be constri.lcte.d oVf::i" 1 0 ~.' . 
years. The applicant has proposed g\ payment":in:-Heu of 2onstructlon of. . 
aff~rdab~e, units.on s,itE.' ThIS payment is proposed as $25,OQ9per- Ul1i~ for 17. -: 

.. unItS fonrtotal of $1,'t175~OOlJi .' _ . " . : .' . "'. 
• ' 	 J • 

.  2. SUAAOtJNDING LAND USE1PHYSiCAJ.:·FEATURES: -'. 

SUrTou"1(ting-landUs~: ..... .:•.... 


. , ' . 

..... '. 

1 
. ~'. 

http:49Would.be
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.. - -- - ....,---"""":"""" _. ,.....~. .. 	 .' ...,_.. - ._- . ---_.,----, 
'. The: site front on Route 49 and portions of the: lotnvntage had I:leen' .' . 
subdivided in the past for single family dwellings In four. separate.16Gaaons~ 

""--".,.' . - . 'The peak demand-generating station-owned:and oP.2ra:te,d byG)nectiVewaS .... -... ,.- ..-;~.~:...., 
'. a/sci subdivided from the :Iarg~r parcel~ On the north" Side of Route' 49,:,similar . 
. '. : housing: interspersed. ~tttr Wooded- lancl, j~: present_~.:,well-qs ~:~e::owRed.. 

. . Peaslee Wildlife M;;1riageinent'Area.. Tottle· easUsvacint woOded: land l!ritiI .. :. 
County' Road 646 WD~re portions qf1:hefron:tag~ Ii~vebeen subCI~.ded:f.or... ' . 

· singie family detachedhot.ising~ To;tlie south a~ s~nd:aodgravel:.operatibnsi·; 
alth()ugh the.ones aqjacent to the s~ are not adJVe:-; To the:weSt is:th~ ," '.. 

- :~. Meantico··POllds Wildlife Managemel'lt.A:ri:a,:owned-:by··the:state•. The: access.' 

to the· pQnds is throUgh the appligmt'~.p.roper1;y~- --', .._. ..' 


, : '. P.hysic?tl: Featutes:*' .. _.. ' . .. .. ,....... " . , . 
... ~ 

The:IT!ajority of the site is unde~aped oak-pine' fOrest. In general the ..' . . . 
. . topograpby ·.of_ the' ~ite is. relati,{ely fl~twith:.a:high eievationofapproXiRiately .'.. : 

""SS feefdose to the. generating:statiornuld about is. fe6: at "ttle:dredging 
· pOo[ Portions of the site.had·previous!¥·been;irilned~ and thefonner:Holty, .. 

Farm/Brian Parent Conference· Center Were develoPed on site•. ' The remainder"; 
_ of the ·site.is wooded. There are also a-sigomcantamount of wet1andij; - . 

__,~." .:~_ _ _ _ ____~ tbraagqout the Site .witlj 300 fbot buffers 'propo~ •. TIierf.: is a pond~ :of wa~( __ . __. ____.._._ 
· at the south end of the site resulting frOm' a fonner sand' mining' and drBdging 

operation that is classified as·state open waters with no· transition· buffer. 
requi~. . . 

The site lies between~the Mena~ti~6Creek and Manumuskin RiVe; within the . 
· MaUrice' River Wate·~hed.·· AU- deVelopment: will be I~~~ed outsi-d~:~f the Wild 
~ndScenic Rivers Management Area; boundary. . . 

ihe:sn;e. indudes·a rnilWayright-iJf..:way which bisects the property· anda' .' 
power iin~ right..of..w~y which pa~lIels RQUte 49 'and extends intotne','" 
northeastern port/on oftile property. ..' ".' :.... '. . ... 

· 3.. . SUBMISSION REQUIREMENTs: . . 
All of the:elements req'uiredfor submission of a General::Development Plan 

· are found in, the ordinance in<Secoori>30":66, with tne Platmed Adu:ij: '.-.... 

'. -~ .Community, requirementJo~nd.in SedJOn:.30-227.: At a meeting' heldALig~st 


· 4~ 2004 th~Planning·BOard deemed theapplicationtompl~e.. As will be 

noted'il1 this' report, tllest?Jff Is'requesting _50me·additiot:'lal i!'JfQrma~di\ _frOm 

~' '. 

-.', -.4j~. 	 the qpplicant. The applicant has alsasubrnittecJ' suppfementaf infoni'lation . 

mat is·.notspe:;ificallyrequested_by9urordjnanCei 'particUlarlY'in reg,3id:tci. 
 ~.. :'~:

· habitat-and species. - 7--. . .. -.. ... . . . ' 

':... . ~'. . . :r": ~", " . - - --_ .. . '-,-- . ,," 
" ....- .~:: ,r• .,,: ~': ~.,.! .. t', 

..,.... ', .......... . 

, , .' '. ' ~;~ ,'. .•. ,;' -7 

:.' 

',' .: .... ', 

http:requirementJo~nd.in
http:subCI~.ded:f.or
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.. 4..' LAND;l;ISEJDESIGN, COMMEKTS' . .

The prOject indudesthe following breakdown . b'(li:uid uSe type: .. 


. ,'" 

'. Residential .. 244.1 acres.. ' 
'Housing: .. 238~9 

. Clubhouse.' . 5.8 
.Golf Course/Clubhouse .. 184.0 . 

.:,. .... _. .... GoiT cOurse -c156.8 ... - - - -- - '''::'::''-,,:,--' .' --. , '._---.-. 

Easement 27.2.... 

. . C6nser-{~~on. ." _.- ., 

. ", .TOTAL 
, " , 

. afThe.overall den;ity. of the project Is)1 unfu5/acre (9S0 .dw~JliJigi:inifs·:overc:, ~ 


. 1,339.8 acres)•. Th~effectiv~.,d~n:sitY 9f the dustered:.~idehtiararea':is 4' .., 

units per acre (950 dwelling unitS .over. 238.9:,acres)·;. 'The average.lpt . 


. sizeS proposed is 5,460,. although the application States that lot sii~ will .' 

vary:with the housing Rrodu!±S. J1!ELE!o.a,rl',Lm~YY'[c;'!f1(mrequeSt a larger 

lot sizej doser to 6,000 sf based on typicallotsizes for'an a.dult· ' 

. ,'community; Th.is would also hetp ilitegfate' the.homeSwrth ttie natUral 
environmental fearures.;al'1d amerliti~ot the .site, helping to buHd' them 

. into tile residential design.. There is ·sqm~.queStlon·abQutwhethef"the· 
·total·number ofLifJits shown. for each residential pod C(njld·actualf{be· . 

constructed based .upon. the general .information :avail.abie frOnt the'plans. 
The. appiicant shoUIc;l.di~UlSS if ~ slightly larger lot.siz~ "coLiId" work.·' . 

b) The homes are.deslgned with 20"Setbatksfrdm:the~t··~ the.. applJcant 
. should consider a setbacK of 25; to provid.e more space far. cars' in ·the 

driveways, sa jf tWo cars are stacked in the driveway," one will not be· in 
the S',dewalk - .; ~,..Ji.r"~r ,1-,""<:' .:::' ;;"r:c::=-r~c"--II';' ""L"~-'-cV<: -;; 7l::' :=r.... .,... ~~r:t "'.;:" r.}JPJJJ-WJJ Jt::L:J. _L.J!:::t~:ir:.;.....;ILc:. "::>/J" vr;;:~C::: _~"\......:t ;--" _oJ •• (Wl/.' ;f.L/ I ..", 

garage; 20"from rront.·ofhouse to street'; staffpraferS. trentsemack'of251 

SO 
r~rS ..Jo:;".1,/.. "".,J,&Jr...-I 'r.tr: ",;;J":-~':::J fI~' : .
_.:1 Vi' J ~ ,,;;A,4L..JWjl ,,'-' ~,... r::;n<iillJ<. . . . _'.' ..;..... ... 

. '.a .... ,-P c) 'The. Otyprefer;i. trees00 planted between the'sidewalkand the streetto 
-_ grow·into a street: canopy';' Applicant agii:~s' .. . 
d) Will. the area to be d¢velopeo for m{::y~\~entiat'portion·:of.thE(property be 

dEar ~t? :Site. ~v/fl be cut for each phase, not ail at once- '. . .' 
..;-;.....:;.: .' .e) The reSidential pods sHould.have Sidewalks' on: .beth -Sldes' of the street· . 

. .;'.. 
Sidewa/k5: will be. construCted on both sides: ofthe. street.'. . 

t).:Affordable Housing Conbibution~ The'applfcilnt haS pas~tbe. propq~ed .. 
.' affordable housinffcontriblitibn: on.theoverall densitYof:the ·projed.(.71 
.' '. Qcres). According to Section 30: 99/tj~;_Affon:jable Housing Standardsr .•.. 

.-: ',,. thisdenstty requir.~ an affordable housing setaside·of5%.or 47-units:· 

.. . ' .. The' p:Jer' unit fee proposed:iS' $25;000':" NewCOA8·'ruleS' haVe.recentlY·,,· .. i 


.. been proposed- tryat may· raise'tl1e'per' bnjt· fee•. We w.ouI9P~fer ttte set 

.. 

.3 


http:setaside�of5%.or
http:projed.(.71
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,ree:per uilifbe COA~istentwitti:i:tte fee that, is eventually ad6jJtett when' 

.the COAli rules" which will' be, pu.blished on 8/16/04; betome: OffldaL " 


" l11is·maY-r~ultirnm~.inCr99SEdn- the,prOposed~r uflltfee., +f,the:-:' , 

',' applicant-prefers a,'con.tributit?n-in~neU of cor.lstruCtiOIi, th,E;!n it should; be ' 

.' 'based upon,47 ,units' at the; standard 'set. by the. n~. COAH ;ru,les~ AppliC3nt 

· agrees lr! $3~OOO (}r whatever figure,is 'tied to thenew-C~H.'R!(julations;: ", . 
g)'korrulatior:rPtan"i~,.~hown ,!?n 'Sheet3' ~f? ,Th~ road sy~~m"i5 p'~p~. 
, . with, a- boulevard: egtrance, road with· art 80 foot right:'0f-way.· . There is' a , 

.connecoon:from:thiS: rii~ltit-of-way to·.the entryway to·the·golf course Via a 
road parall~ljl1g, Rt.' ~9~ :.-rnis connection. road .also ha.~.,r.esjdertiaJ. ',.. . .', 

.",<." 

.' clustering. The rnaiA boulevard Iia;i been .designed with .intermediate. , 

, ... ··turriarounds¢verY :i4 rnil~jVVhich.allow··mot6riSts to reverSedirectlon. : '. 


·.The Boulevard .consists· of two 20.", cart:ways With as' landseaped island. : . 
The'i'nternarro;;!(:lway sed:ions areshqwn as' 28~':'30~. caitways loopin~j-off: . 
of the main boulevard. All" streets are shown .with vertical' curbing 'and' :' .. :' 

· sid~~I~on both,sides,~ ·..The·roads· will be r1!airitain'ed by the" . 
HorrieoWners' Assodation~ .... . 

* • • • 

. -: The a~~~~E!~t!'p"f~il?~o~~~ only the main roadWays/wtliCh.ereate:large..:: 
· blocks, some'as 10119 .as 1400';' Are' additlbnal d,Jl-de-sac' streets arid, loop 
.roads·being:con$idered .fOr theresidentjal.pods? no'· D()eS-the ap'pJicant 
propOSe any measun?S tO',calm the traffic orithe boulevard .and reduce the 
speeds"jn these residentiai.·neighbdrhoods? 'WilI the reSidential: lots: front. . 
on the Boulevard 'tYfiich-'serves as the maJpr collector? NO: If s9, it· . . 
appeaq; as if it may be diffJcultto si~ate ,the 'lots given' t:tj~ Orculation '. : : 
Plan shown.' , 

· The appl.icant should indiCate' where me aCceSs' rbad to' Menantico' ponelS: ',' . 
will be r§!located.· Hnal.-' xs,t.ion· Ni!,{ bIE defi:::+:i~.,ei:: .sJt~rY',Ietlar;cs JeJireat/cr:' ...:. 
2nd pzr::fiF!J/nar/ ecgine<;!i::rlg.: '),c-;:;:;;::s "VliY :::l::;'Q.vicf~(! E£ :.'ii~;:iY:~!i .!JQuI;dar]<Y. -2'; 

existingeccr:;ss /000:.... ' . ...... " . '.:- . ~ ~'.: ". .: 
.~ h), T,he.restd~~) P9r:tlonofth~: site,w,illhav€_.a 15..0,00 sf. c1ub~use: w~' .' '... ~' .. 

. . added. amenities indiJding a pool, tennis courts, bocce, a Hbrciry, '-buslness ,-,~, ...-. 

center,: gyrnaiid:hobby rOOrhs~~:.A.i}:arboretul'Tl.wm.al~Q beqeveloPed and' ..' 


-,' poSSibly an ,envi.r~nmenfal center:foi the:stI,1dy.'()rwild!ife.rne··appIiCao~'·.<' .. 

, ", should indiCate vvhere the5efaciiities will: be·.I9c:ated crime.plan,·, . . ... '. - .. 


. i). It appears,a'SO I buffer is. Prop9SB:l'between the hQUses .and Rpute' ~9i' 'In': '.
, . this a.t:eame .city' Would' like':te:lreq·oest.a ?OOJ Duffer to: 'maintain a.,woOded··"·· 


'frontage:"q/9fl9' Route·. 49~ Arfplfcanthas indfi:at'ed ·theY wouldprriler to. Creaf:e.·· ' 
a75' lanclii:ajJed-buffer.'aloniJ the:Route 49 frOntage for visuai andsound bUffei.

sti!~i/:::io~stciJm;';~;;;"~'!."~;~~i:~':: ,;. :j,~:.;~~ ....: .. '. ~ . . . ~'. . . ...' :'. ~ . ':' 
, , . 

'4O . "can Jot sizebe1iii:ref1sed td6,oo(JSt?'Yes;' wjirar;il~rjat;;:) diffeie(.;t·~"·· :" '."., 
. , 
, , . -' lot SIZ<;S in .all, min: 5, 460 - . " - ': . ~. ,." . I • 

'. A/fOiiJable h~uslngpayment"shi:iuk:/l:!fi. 'consistent With.feti?·: . -.,.. . 
" ••~.~ • : - • • -'. ;0." ' 

4 
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'. ..' ~. .'... . 
,~------~,...-.--..... ~ --~.--,

"!!stabl/shed by CtJAH Wh~n'new .rules,ate, M~"I!M' agrsefI 
• Rqadsyst'einJayiiut forrt;Slaential pqds ~I.!ested': ' ',., ,,', , ' 
'. ' Entry /XJu(e'iard rt;t:jueSted to be fTJol(eddoser to pFesErvectarfg:>~ 

, ,"" 25'rather than 20r hOuse setback ffoirJ'St:ieet 'Agre~d., ' 
w ' Trees iq./iJ.plante¢be.tw,een Side/AIm,! ;in,d~AgTeect", ,

: "': 
• 'Wi/I reSidential areiibec/earwt?'No/- 'wid-,be'one pba.:;e ata time, ' , , 
.' 'Locatiol7 orarlx)f7:tum :and eniAmmrielrtal center'i~,golfarea ' , , 

, • ,", Location 'OfMenantico Ponds acct:ssiriaiJi:i:f'bfi'detEnl1ined .~,: '," '
.,; ,200'bUtter a.kmg Route'49AJtematii, 0(75; landscapedberm Prbpos¢, ' ..~. ' '. . " -' " . . . 

.,.. ., . ._........-,-- "' ~ 

- • T' ~ ". .,.
• ~:,: ; - . " .. :":' 

.,' " .. "',;." , ...... ::.- ". * 

," .' 

~

,: -5~ ,,- <:O,~M~J:ry,'IM~,ACT!V~TE~ENt,,' " 
, The proJect has the followmg mUniopal" tl11pacts:' " , 

, po'pulation: ' increase of 1~634,?t fuJi build-'Out(10,yrs) . ; 
: ,5ewerdemand: ;~ 191/500 gpd: 'C:?PaCity;€XIStsin'sYstem 

Water 'demand: .' ,lS7,400 gpd: Capacity'ex:ists iii system' 
,School: ,0' students·' ' . 

, ' . . ,$2'.69 million sehooi'taxes $2.605,000 . , _. . . . 
'Munidpal-taxes::' $3..029 miIlion::property,t:axes, $3,214~OaQ'~.:_~ __~_,__ ,~_,_~~___~~, '''_, 

.: '. " $8:660 milljdntot:lltax~'dilled:ioris' " , . ' ;", .',. 
'Police/FIre/Rescue: slight'increase trl'service demand· 
Additional 197re~a/e trips; additional ,4 police officers; additional 53-~8, fire calls, 

(6.7% increase); , . ,: " .' 
, Projected total' mun,idpal' 'costs:' to selVice' d~el~p'ment: $491rl98~O~' ."', . 

,-- ",. . . 

Th~ comparison o(ccists to ,the inur1idpality,vs. 'rrtunidpal project, reveRue ,
'. ., ,_yj~lds,.~_neJ:.surplitstD thedtyaf$2;53~570.6o., '--$2.6-mlllhflri.ran:" ::~-'-.'-''''-:-,-'- ._ ... ". 


!r;crea$e in' ratables 9T30%,: 25% off:cuseho/dinc;ome will be (i!xpende::/' , 

;Mi::7ir;';{} miles 

, " Note: The report'sholjtdbe revised utiiiZing'2004 tax rate anq:eq,uali:iation' 
,rates which are.: ' " , " , '," 

, 2004.Tax rate: $4.257/$100" ' 
. .-".. .-'::2004 equalization ratio: '6,9'.43%", " ,~', . 

T/Jereport:utili:feo '2003 ta;(and"equalizations rates of $4.106'anci'7L71% " 
'·respectNely." ',' ' '.' ' ",. 

, ~..- . . ..... ,....... ,'," "': . ".:";.
,".' . 
, . .,., 'k:js, ~,eCtedtM~ttt:e':'fig([~wm:~ti :~how a 'Sigriincarn:.'PfJSrtiVe:ifnpac;t 'f;r~;', . 

"""'"." . the-DEY and the Boarl:l' of Education budgetsr as th~ vahJ.e of me" hObsiiig, is' ': " 

.. '" " . '\\iell abcrve the' 'cun-ent residenttal.:\ialiJation., ' ',' ';' :', ".:: ,':' " 


"~~Qu6sti"nsl€o!!1ri1eilts:'<" : '",', "" " , " "', .,' 
- ':.-" R«.alcul(Jtefiscal JmpiJ'ctJtciJ.tili2iti!J.2tJti4: ,tiIxiate"and r;qiialiZatiOfJ rate'" . 

"_.. _.,- : •• ' _- ........ f. '. ,":'.. ',:.'.:"_.~".~_."'''~''-''_.': .' -.". ',':' .....,.: •• " ~'''''''~ ,'r'" .':.-,",,:, ,


Applk:aiJtnasfevised the rep/Jrt ljtilizirig the appropriate' tax rate 'and '",',' . ' 
"'-equalf2atiqn ~t.t? ','- " ::'., .'",' , '.' 

. :' 


.., .... 

,5 

http:thedtyaf$2;53~570.6o
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Municipal Utilities and local Service: 
, .. 

·,;,e~site;· with thE(~eptiori ·of the.gt;ifd~bI16user wiU· be: serVi~ by . 

munidpal. water and sewer· with the infrastructure, extended by·the· applicant.. 

.The ·~Iubtiouse· ·is proposed ·to tJeserviced by:a: sepa~te·well' and sePtic ' . 
· ~stem while the gait-course woulQ ,be::inigated·by·,a:·welt· Unc;i~ithe..citY .. 

. ordinance, the. genera(cnteriafof.:eligibil.ity.:to· qualify fqr resideJ7tiaf d~~~rlng·· .".. ", ~ 

.requires.tii.e.PliJje¢tm be served: by MUrlid~(l1 warerand.sewer:· Ifthe 
clubhoose is·not gOiJ1g· to be served by municipaVutjlitiesi itwould,requlre·a 
waiver. from this requirement.·. The cityWouldpr~fer that the golf clubhouSe 

· be 'servicecl by municipal water ·and·sewe·r•. ltis· posSible to eXterici.:the· . . . 
infrastructure to. this area utilizing theproppsed road' tliathms·parallel to Rt. 
~:. .. 	 . . 

'. 

Th~ D~veloper'S·Agreement is deflr in~tingthat the "Developer shau,~~t.ttS 
sole ·c;ost and expense, constrUct and install aU ofJiie improvements showri· 
00:the GOPt required as part 6fthe. approvaroritfe. application.~ .Under· 

· Semon 1,ltem G Utilities andACCE!$,:the Developer furt:t-ler commits to 
extending sewer·and· water·~nveyancefadrrtiesalo.ng Route 49· to the 
subject property and est;abfisning·c··loopeci' system within the,devefopment. It 
should bE!. made dE;!C1t Whether the, D~veJoper is prepareq to· provide fqr ·anY· . 
.Oft'.tract improvementS required as a result otti:l€ impact"of ti1is· ·p.roj~~, .FOr. . 
example, if a.largersewer main or a pump statianupgr:ade is needed to 

· . hallQle.the lmpads:of..thisdevelopment, will the developer pay the cost:of' ..•. 
these needed imprOVemetrt:s? Yes Ifanadoitlonai ·$tor.age tank; niail1· . 
upgrade or ab09ster pump is needed:fQrthe water syStem ·as' a resuitofthis 
development; is the ap·p~iccmt prepare::' to paytbecostsre!ated to 'fhe~ . 

~·<ili1provements? Yes If so-this should: be:state(fd~Yir:I: ttie.Deveiopei"S· .. ... 
agreement an~t any analysis·of t:hese·Spedficjf:l1pacts can be completed . 

.dLiring the preliminary approval stage.:·' . 

· if &i~ ip n~t~e r"a5(r.t'9e; spplfcnnt:'sheuld prs~:idq·:4.}1;;di~uijc.anaIYSi$ qf::r.:e ' : 
.. - .:,~;!ti'5:Wi'itc:r· anG 5E'lic:= 4iYc:fen1 i:t.dt±errni:::c the·iITip"~ct;.i .o¥ .this ciCNe!5pHl.cnt .. 
~ 

. 	 00: caG~/S)lstEm-:'T7' tlcre are impactS,· the wroir s~afc.:r'· cen:ti9bL'tiGO .s¥.aUcl';:;c 
states in the Developers ~reemcrit and tfle; A'y'dri:mHd 3Aal),shSheui({§e . .,~... 

-compfctes prior to Gor":'apPfsoial. . . . . .. ' .. " . ' .. : 
• 	 .. .. " :'••M· • .. ~ t . 

. ,. 

A~cording to the narrative; the interio'rroads would tJe·privatsly. cOnstructe(:t": . ~,... '. 
· and maihtaiQed b'lthe.Honieo~n~5;;~~Q~ti9#t:. 'SifnBa71y, tf'ieHpf'fleaWner's .. ': ....... 

• 	 '" ., ' •••• '_.:' ""_.'.' '._, '•••• __ ~7. , •• 9 _ ". 

Association would be. responsible for.contracting. for snow plowing (;ls:weU as .. -
tr~Sh .'collection.· In a.cedi-dance wIth'· ¢estate·stpfute,.·the de¥eIOpe,r··d;lIJ. .. .. -. . 	 . 

. .',,; 
.~ 

...; '.' . 

6 

http:water�~nveyancefadrrtiesalo.ng
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,'. 	 ..' .... ",' 

-~- '-,..-' .,," . ....---.:....~-~~- - . ~ ...,-:....:.....:.-- .. . .. 
requ~, reimbursement from the city for. the provisio.n .of thesea:ser.vices; The:: '. 
detention/retention ponds and sewer pump station would.. also· be ~~~. ~~~. 

-:-':" :. .. m~iied~ ~y ,t;h~HorneOwner's Association.. TI':Ie' appliCarit·soould. darify~':·:: . 
that·the..horneowrrers .association will be respdnsibleJor tf:1e"rt:laintenaRq;fof . 

· the ceritral·.boul~vard: and:the roundat;lout la[1dscapi~g'" The m~inten~nce: arid' ~ 
operation' afthe residential dubhouse .and recreational sttes' Should-'also be 
dearly EWllained with 'language to·that effect placed'in the Developers 

. -·Agreement:: - -. . 
··QuestionS/Comments: -.- ... ---: .- _ .. -_.- .. - -' ........ . 
• . MuniCipal WateJ1~er to the gaffdubhouse or.waiveryes
• .. Maintenance 01acceSs boulevard by HomeownersAssoc yes 
• .Malnten.ance Qfi~fdent1atCtubhouse, recreatlon';$iteSYt;;$· .. ' ..... . 
• Payment for off.tract munidp?1lwateFjsewer impai;tsyes' .' " 

'·6.. ; F;NVIRONMENTAL)MPACiAN'O.HASUAT·.EVALUAnON:: :' 
:'" -E'n\'ironmental. Impact: Sta~ment:' . . ......: 
, As':ooted- in. the rep6rtj' on page 5, a, new Wetlands Letter of InterPretmon .' . 

'. win need to be obtained for the·preliminaty.approval: 'phase- the.~Sting LOl 
_expil:ed ,10L85~_:.<": . . 

A..Habiliit Conservation Plan is proposed and'will be prepared for the· sire, in 
order to minimize' fmpacts to'wildlife In the developed portions. of the site.: . Is 
there any plan to' partner with'a conservation group in preparing. this plan or 
in· managing. the' conserved areas? . The .CItY· of Millville 'do,es not want -the 
r~nSi!;Jllity of owning and ma.ntaining these· lands: and feels· a con:servat1bn . 

· group wou'ld bE;b~ slJited to !TIanage the..lands. The' appliCant shouid daiifY . 
..'-- - ---~ _.. ... .. how- it wfU~proceed to \vor.k .witll.a.. c:bnserVation~organizatjaij-;~oFi-mariagffiJent;' ".'

· At what point hi the review process' wUl the Habitat Conseryation Plan b~· 
· pYepared: and submitted? Pr~ji/i7i:75r-:-/ 3PP,.,;·~:.~1 . '. .' '. ,." . 

Has a.response been .received iTom tHe, NJ:state. Mus~um regarding ..any : 
sianificant.arehaeo!ogical:r:esourceS on site? '. -', - ',' -.-' 

• --- • ; , '. ~ ,-:~.,'. u . ' '. .,:~ • • • .' • 

The project design will cOnserve a·cuitura! resou~Le.in the Hol,y·OrChard. :The . 
,'... ~ 

:developeiJl,as' ~lr~dY .b~'iJn' Wot~n9: Wlf!1;'fue' HollY ,sOd'Ety-~:of'Am~fkan- to 
deve!op' ar.J..arbor~~. ~ho~~5inQ na~yt;tsp~ie50f HoIlY."·-.. ' ':'._.' 

" -	 " . .. 

A Turf Miinas;ied7ent Plan shoold 'be::submitted during preliminary aPProval': 
. ~ whlch.woi:!Jd_· detall pestidde. andjertilttet~'appncatioris and .protective, ,runoff.. 
. measUres; ~'partirnlarlY' regarding 'lJitrates .and: it)e impact ·to·· ground- ,a,nd 

,	surface waters•.. The applicant shQuld. examin.e·. methods'-bf ··creating 'a Jow' 
impact .des.igri:.fo(':the ,~gpit'cDurse"-:~{ld> :ilmlta~o~~ron: ~lciwii m~ 'in:' tl1~ , .' 
dev~loPfTl~nt' ,'" .... . .....,' . '.. .:."" . . '. ,_ ~' ' . 

..~,. . .~. , 

'. . 	 -- .
:'!! .. 

" ... :,.;,. 

·7 
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, ...,.... • '. "-~7' : .' 
.._',. -.: :~-. :-: '.','- I :.:' 

,....'. 
" :- -"T'~. . , !',' 

" .... 
~ .•..., ~ 

, .'~ _ 1" 

.: : . 
. . 

'. . 

" .,'..~. APpli~rit"should il!/ree·"to· operate. the' proposariie.;~ibp.ment ';;",.'- . 
· ':' accoraance with tJ1e. New :jersey Pestft;ide cOntrol: COde- N;j:.A~C. 

" ':";'; ... . '. 7:30·:"":1."et·$,Jq~agr~c.·.. . . - - .' "'-." .;:. '; ... 

.' 
'--: .; Q,uestii:lnsLCommeni:s:.·, . .'. .., . 

.. • •. .Wfje{1:.:,~-··Wilt· HaD/tilt- . ConserVation' ,··.:Plarr ".- be: .' completed". and . . 
. .:. iubmitted?prelia7inary -approval- ... ' , .' ..' . . '. ..... .' 

.. ,. ",.. Respc)nse ftom NJ State· Museum em'archeologtcalreSouri:eS7' . ".:. ' 
..... .When·'. .will 'Tuff .' M!ipageou:int Plait.· ··be· ·~cdli1pJetei:J· ':. and' 

.: .-. ,·sofimifted?prelimJi:iaryppprova'·.·. ..', '. .... . . . 
•. ' Plan. for operatiO(llmanagem~FJtofco.iJS!:rved areas cOn~i1tjoii:.Q;Ui4n.· . 
• Plill:l ilj-'opeiide .in'accordance'~ /VJPtist:fcide":COnt:rDICode· .-., .. agree,! . . . .' '.' .. '.~ , 

, , .... .' . , 

H'abitat Evaluation: . . ~ . . ~ . ' . 
·AHabitat·;E~aIUatl~~ .. is 'riot reqt;Jin:rl by ~ur·orcHnatice. b,Lit·.ha~.b~n.sublT)}tted. ,.. ' 

by the·.applicant. 1l1e original, subn}issiqr1; .c:::onipleted in: 3/03ha~ been'.'.·. 
'-supplemented. bY: an update' compieted '7/04. •:The' Habitat Conservation' P,lan. . 

... will build iipon ·the jnfo~ati6n submitted.' .. ' . . . J 

',Th~'site· has been extt:nsivel'{ StUdied by HeriJet6fQgital ASsoci·~teS. and6t.b~ts':":.':' ': . , -. 
. . over: the ·past decade. 'For the p(JrpoS~s ·of. th~ ~pplic;ation 'rtie'study ifrvqIVed :' 

perforrnil1g,:a·'habitat· evaluation' to determine' the' presence: or. .absen~ia:· of . 
su.itable. or:· criti~1 habitat and threatened ·.or endangered' s.P€9es~ )-:ne"$dy" 
provided. ·.iand .use and "design .~bnimeridatlOns: based: upOn .th~ protection
and COr.J~erva.tJon of all aitiq.:ll·.·plant. ·and. wifdlife. species habit;3t.·:· It: was ':: 

. reCommended ttiat a·long term..haottat· conservqtio'n: planqe·. pr..ep~red·" '. .'. . 
. ',' . .. .' ~ . 

,~ 

,:" 'During the ft€/d slJrveys· the-fOJj~wjng stat!= 'listed threatened' and endang~ \.... 
sPecies· were confirmed as. resting, feedintIi' breedingi' or rieSt!r.1g on parts: of .." , 

. the. subject property: . . .'. .' """ __.' ~'.'. 
'. .1. Northern. pi~e shake ,;,'.' 
.' 2. :Com:'snake . .' . '. : .-' .'. --: ' .. 

:t .. Pine BarrenslreefTog .... . 
..4~.. ~a~~~.()~t . .~~, i, '. '::. .:: :- '. . .:: ,=< ~. ~. .• _ .:;.... :.' ~ . '., 

5.-Red-heaqed Woodpecker' . , .' .,. : ... ... , . 
'. . 6. coope~s' Hawk .- .. '" .'. '" • . • • • • '. '. -r • .'. .• 

,', ','Th~: exact,loca1;i.8ns wb€re.1:hese.wffdiffe'-SPed~·*~i-e found,are shoWn in Rgtir~'.~.~·:· ;..... 
. :. .' 12 to 16~ 19~" 2.1~ and 22' of the' MarCil'2003: report.- -, .'. ..:.." . ,. -:<. ,.•• : 

'_ ...: '. .' • • • F " ~,' • • -, .' • • . ' ••,.f • ~. ••••. 

. '.' .In: May-iuiy io64th~ Hab~t E~ltati~;;·.:·was~·~Pd~t~· tii;o~~h"~~~&itional~' fi~ld :.. :., '~~'. '.. 
. :. ·!kfrv~~<.1J:Wa~D~~· ~·spe2i~Joui1~·:vi.~. iI.itl:l:E;.J~~JTle. ar~',a~·. p~Vi.oustt~ .. ',." '" <.. 

...;. · sit?d,' and. ·ti1aL.,a!1 places where.:.::~J+~'~:·'.~.~f~:·;JOliJld. :were. :'~H:hin ·th.~ :area~:.· . ' .. 
. PlRpqsed· for. .perrn~n~nt ·pres~~tior-'l.: --,No·.new wetl~·nd.·lp~t!~;ms,.:wer.e,fqt..,l'nd . 

·beipg. ~. by.$pecies and n~ ,-foraging,- [OOS.tll1g7: or ciitlcal· nestIng. bird·. habitat.,..• 
.... :. . . 

. J.• ~". . .. ', ,. ~:. ", _._ .:. J • •• ;': ... : •• ' • 

.' 
.. '",' . 

- .., : 
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" ' 

. _. --:',-: " ...-
" ' 

.. ' '.'", " 

'. ~:- .",~ilk be, last':as, ,reStift: of ,the,'-proposed~"pro]~" ,-':NO' .add.itiOnaf'"threatened 'or,,: '" 
, "endangered ,s'pedes:y.iere.. found; 

, ' ,'... ,..... . 

,n,e Executive: sum~alY of the: sUP'pl~m~tal infa~atio~::,CO~~ind,:thefoil~wirig .... ", 
,. '<.statements 'that lnatcate this 'prOj~, m.n. be developed witliout·· negatiVely, ' , : 
, , 'impacting·species or habitat: ' " '," , '. " ",' .... ,.. ' ,:. ' ,,' ' 

Page 6; These wildlife. spedes, ~er~.,fourdbY' .the:. use, of:se~ral stalidard' :', : " , 
", ,,'survey methOds' in"a Wide·'aITdY.~af habi~t iyP~, thtough.otrt:'·:t!'l~::site::, .-,,,,The- -'~-:-" :-:-,.:::',7:;"~'~~:~' 

. most important.aspect for .the conservation:,of,these.:"speaes :15 ',-the- ~"', .,:.~, 

pre~~tibri ,'of 'tneir: ~cal breeditlg,' ,riesting;~ ,~I.ng~ ,rte~n.gf.,.:and,"over- . ' , 
'" ,.wintering·habitat:, HAIs Pr.9Posed conser.Yi3tion, pla~s" q'in achieve thi!;'~l'oaL: ,~ " ',' , 

, '~age6-7: 'NO i'rnportan~ 0; 'C~~~I :wildijfe,'hiibitat wiU' be.'l6i, drj3dve~iy' 
impacted as 'a result of this proposed cluSterect actIve adult housing, project 
alJd'18'hole'gblfcourse~ ..,,' ,."', '-, '.,' ,', . 
~ . .' . . - '" .~ 

'''page 7: EnvirorimentaUy sensItive ,~plariniJig' for this golf course andac:tiYe:' , 
, adult, resldentj~tqeveloPID§lJ.t..c.?~;erpp9.$?d.. .i,n,bfA's M~n:;h-.1-~, :-2Q03, d(Xt:nnt;:frt::' -,' 

a'nd repeated here in- t!1.iS report} ~m. help,.protect the six endangered and/or ' 
threatened wildlife SP'ed~S7 and their ,cr.iticaJ liabitatS. ' 

Nature' Conservanc:y Memorandum,;,Michih1:!)" Catania, , 
- . . ~: .' .... 

, , 

, ' This. memoranqum· W~s a sumrriaryof'design' recommendations m~ py.-the' " 
'-: . then. Vice': PresiQent of tbe', Na:t;ur:e ConservanCy -to ,the: d~veloperi>These "',: ' , '", 
.., design'suggEl$tions 'were madeC'lfter.'reviewinq,a: 'conceptual plan':thC!t had :~!' ,: ',~", 

significari'tJy, smaller. ,number, of dwelli~g units proPosed 'Capprox:,' 7o.Q)~,,' Mr.'" 
" catania had madefthose. wr:1tten':,cornmentS in-::prepard~on fq.r.~t3.,q:lnfEri:hce, " 
,Call with ths" develqpers 'who had reqUeSted comments and deSign' ass]~r1(:E" : ,-' , 
from-'tIle, NattJre ·ConserYc3Reyi. , Nearly all' of:the','reeommendations,,,were :,' ' ' .. 
accepted and r:esulted 'in changes to th~ original ,GOP aesign~· .. These ,chaAges ' ,,'. ' 
r~sLilte{r'.in, greater, 'protection : df'enVironm~i1tal!y ,sensitivE!: areai:,' 'The " 
developer,' however, ',did' subsequentfy "increase: ,thentimtier: '6f;iJropo~ '. :::: 

, '! ....dWeJlirifi \.lofts in- the, developed"~ area, . Presen~y;'the 'NatUr~ 'Conser.vanq.' ",:..,.... 

, '.:a '.-neither,~ppmve~" or ,oppoSes ,thh:; application.'" " ' ',," ",' . 
"r.. . ... 

. , -mere is,oneveryriotewartny comme'nt':in: this memoiaridu'ni:' ": ' '. . .'" 

m. '. -::" ',: •• ..:. '" 

" ',.' Page ~((3J;' Giveh aiiofthe::~bQv,e,,:tfJis sitf:preienisa,:m;que:oppoiwnttYto ',' 
'D.~ 'wOrk ·togiit:ner.m dlimonstrat:e :hCJ.w, deVeJopm,entmfghr-pioCeect jiJ it way.,' , .' 

, ' " WfJich addlesses'an qitlj~ 'aj:ipfiiPdatEt-emiiJgqlis.gu~ Wi/I}, a:1s.4.,i?~/ng 
, 

" _.the' Ioeal community's LonL~ms: and ,: needs' lind providing: a "r~flable 
, " eciinr:Jmk;' rerum lor, the landowner.,. This eSSentially iritiilhs' th;,t the :deSign .' 

• .. •• • - '1_' "~' •• ":" " '.' :,.' , 

" 

: g, ' 
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,-b;'·-ihe-:;,.op;;;d developm.ent sflouid proceed hand in:" hand :~ .i:tie . 
preparation or.a/1~bil2it 'consefYP!:ioir plim,' based UPf)({ the 'data: which· :w~ 

. . hEve-..shared With :yol:/,.... '$5" .welt 'as;d:iJt!!: recent ,sttJdies.· which-:have been·'· 
.' conductedbyHerpelologiC!i1Associates'atyour (developers) expense.' '.. . 	 . ",.. ' 

w~ at~the ·later.·from Mr~'ca~ni~Sletter as ·itdem~~~h~tes·tb·tfle..staffi:iiat· 

:there is an: abilitY. to' have· a balance of development 'and: canse~on· on' thiS' 


--.~ .site· ....:-that: Js - to· desigrf.some·.·!ey.ef· 9f .~evt:lop.met:!t on this'site .Whije·:stilr, ... 

. resp€ct:ii1~i··the environmeritalsensitivity'bf th.e. parcel. This: has~dearlYJleen . 
the' most··:controversial:.: ',eiement" of :·the· :pro"posed.: .project·, .and" "this.' 
mernor:andum 'demOnstrates there is' a: middh~. ground ·pciSS1~le. in' terfn$'. of ." 

, conservation,.rather ·than . a,,zero ,sum~position" of nQ c;heveiopment at aiL' .Tl1i~;' . 
. . is an absolUtely criticat. consideration: for thIs project: . ..' , 

. i}tiestiD.n/Comm~nt/.·· . , '.. ."'. . 
Due to'· the' .controverSial niii:itre of the .5pecies and habn:at information and .' . 

.. _, iinpact:5; the: StEff.has sought'aqualiff¢c/:eiplrt to lridependeritty' ieVieJlV:the ..:' 
Habitirjt EvaltiatiolTr '. and' comment 'oli the. proposed recommendations;. the . 

. reports .·~re tX:ing revi£!wet( by MS,,:. Anto{nnette Sapit{.' ~J:J" Envirpi1,mental .' . . 
. :_._- :.:.S;:lentM._Wit/7 ~Jt:4. ~qdates; .Inc.' Ms;·:SaPlc's report lias'been .recei'V,ed 
. . ·'and.:willbe distributed·to:.BOaiTlmember5, at the meeting•. ' Ms. Sapio 

• Will bi!-prese~at·theliiiieting~. . '. 

7.·' DEVELOPER"~'AGREEp1E~T.. 

The:folloWihg chahge$: arEi. requested'in the. DeveiopersAgreemE~t:


-' .' New· 'SectionOne to be: added, that ~pedficany··deScribes, the'.'project 
, and:. references't;hli:; .GD.p .Plan prep~red by" MaZLIr .Engineering' ':and 
. approved' by the' .Planning B0i3rCr ori' the ,appropriate date.~ 'A. copy of 

. the gr:;n~ral plan should be attad1~ as new·Exhibit B .' ' '. 
". Attach a·~ map :of.fue·subject'property 'as ExhibitC . .-' 

..... ····Ex1stlng· Section ,ori: ImprQvetfrents' becOme.~ 'Section' Two, 'with . 
. Paragraph'. one listin~:f tiie 's~c~ on~sn:e.and off;sl~' .rmprovemeritS.~fcjr· 

, , .which· tMe devejope~ will be.r~spOl'1sfble, i;e.;·.·:COf)structi9n ofint~rior. 
. roads, improvem~j:S ·6ff~site· to exj~ng road~y? and'., Inte~OrlS~ .:. 
" extt=.n~ion·.. of :wat~r al!q :~yver jn~struct!,lre,.:. q;m~~9n .of .~Wer. . . 
,·.pump stduoni reSi<:Ie(ltigI ·dubhou~~~ ..·provisj6n of' ;iJitemate.:aceess,'tO " . 
.' Menantlc6, P08dsf ' ihti:iI]al bicycle' and' walkingJrails, . 9pif. cO~rSe·;'·,~n(j. .'. . 

:.~_' .:dete..ntion.pqndS~~.":;'·'·: .:_. '.' '.:.;':.:' .:'.::,."'J' .~. :'<': ... ,.', 
....•' 	 Add,to'exisiing S~on I, para·graph· #91)~n.Ii:x1:m;)J~ b.·.whrctdists 'fjif6(: . 

the 'Ioql,. siate,: and .fed~I" pennitS whtd1' .WUi:'~reqllirE:d .. and :s· ... 
stat~ment~ttijs ,Exhibit could' altematively be 'placed: in;' section'" ttt .', ' 

'. pa~Qrap!J::.41~"~·'.·· "'.:" ..~: .... ~'~.': '.':---:'. '. ,", _., ' ... , : ..' -.'; '.,.' 
'., ~ .. ,•. Sect{on II. -. AffordCjb,le Hotlsin~r ContribtJtjon:~ cl:1~uJQe ...atL references··to' 

,'M "': 
- ... '., .·12~;0'90 .'p$r ..unit,.· ~o: ·$~-?~9P9:;;'.P'Ei~(:\iI.llt; ,"wH;h.. :·tpe ~J~I?d:ibns'of ... 

. payments·dlanging ..ac~rq·in'giy:,ttJrQughout tlii~·sep:i~n: . . . .. ~'" . 

. .",...... ,..:..- 

... 	 .."~" , 

.' 

- . 
"~ " .. ',' 

. ........ 


.. '~'-'. 

",;". " . 

. ",-, 

)7..,:.· -: 

',t. . . 
'.; ;.'. 	 .. .,

~ : " .::~:. - ". '~'.'". ::'.': ' . 	 . " . 
. .,.'" '" 

' .. ' .. 
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' . 
...: '.:'- "" ',:" 

. • - '. ' .. *:. , ... 
,', 

'.. 	 .... H~ ....-.-:. __•• __.---_•• ,_,-:-.::~ •':.----' ' 

•. 	 Add'. ··a··..section on the. proposed ownershjp~ ..m~iitenante ai1d~':' , ' 
mam:!,gerrient of the conservation.- prea~ :·incn..ldi.~,,:-anV 'p~~ . 
.conservation easements; d~,' restrJt;.1:ioris,. ·pariher:s6iP, '-agreemeo.tS;" ,.. 

. etc.·.···· 	 . 

-
ReVi~i(J~s.!!9.reeq·l1pd;' . .'. ." ,. .',.---, '... .r. " .._ 

.8•. ' O,PErt~ACE~·.·. .' ,.. -.,'" ..: . .'. . . . 
.. ·The .open· SJXlce. plan should., disd.bSe ·oo¢tly.. 'who .wilL'be. reSponsible '·for: . 

· '. 	 managing,the'f conserVation, area~ The·City wduld:encollrpge'.a:.t()~tion- ".' 
group. or'non-ilrofit 'organiiation .to have' a par:triership. ~Wjth fhe.deveJ9perin. 

'., 	 r:nanaging' "~this :space, .~ctl'arly .h:r light· of ·fbe' ,oWnership,. by .,nonproflt .' 
organiZations of oth¢r open~space' in the dtYr'-,an~close,to -'this site~:The'" dtY. . . :",', 
does' not. -wal)t to 'assume .6Wr.ier'Ship.orffia:assoc!at;:Q ·mi:iintenance;liabii~tY-'.: ". ". -:- '. -';.- ". 

"". concerns., 	 , .. ',' . 

. . The .applicant should ..indicate the' antid~a~ .rightS. .of" 1;he pubiiC .an'd . 
, residents ,.to· use, the golf (:04rSe. " it Is' noted that ad~"restnctiOll wjll .be ' ' . 
. placed on the golf course prohibiting fufure'mnve-rSfon to' other u~. . 

.' . . 	 .' - . .. "1.':.. ,'.' ... . . 'w • 

In' tl,e· pr~vfous'applicatlen the d~eloper indi~ted '.·S_q,Q.1~-,.tfk·~!. p~_a:~~nt,.:" . ' '. 
endowment would.. be established' to rnaint3in the' open ·:Space~ Is this stilt . _
antiCIpated? . .. -' , . '.. . 

QflestiOiisIComments:: 	 ..' 
• 	 Wbatare the, open.space ma(1i1gemel}t.airaflgem~ntS?wJ~1 be managea 
·bya·CofJServ3tiOl1·.crganlzatjon :. .": "" .' .' ' . 

•" . .whaian: public nghts·to {lSe oftfJe golf.course?". ". 
• 	 is a Permanenti:ndowmeptgOing to be/establisned? ',;' 

. 	 '. . " . 

:',9. ..STO~~'f.IATER:'" , . . '" .', "... . 
The . stdrmw~er .system.. has,' 'been . desighe:l.'based upon tn~ .Flew- NJDEP' .' 

" . ·regl,lIations,:arid.t:he. Residential·.Site 'Imp~ement Standards: '. DejEitlon: .' 
. ··basjns...,ary:~Jocated J:hroughout the· plaMn€d"community~: ·Th~-· dtY WOUld: like .... 
. ' .. ' additiona.i' itlformatlon on· the::b~siri5'~"par:ticularf'l inform-atfon' a"'. whettieras . ' . 

". proposed thebasihs wili- a.cfual{y De. wet:or. Oty,.baSil)s'::and· What.tt1e.'overall· 
·," 9rajriage"Sch~me (c;oricePtuailyris.JQr.the,:~t~:{otner.J:hai-rJust ~"~ern of ., . 
_ basins}. Is the~e·actuaUy.·.enot.lgh land .with'the number af unit5,-proposed:.f.or: " _ 
. the. basins"'·shown on', the'· pian? .The ap/J.licarit should pl't;Jfi/de~:Sfte' spedfic "'.- ' , 

· :,:-groI.fl7iiw~r. 'and slirface Jvater. anaijses-to·(!:st1bliSlf.:bFiSeJihe>br :ciJrri:Iit· "> .'. 
. . .""., . ~cr;;nditiof7$;.Agr~d :Wbat·ai:rti.)cjegradation-·,Strat;egie5 are' bidriti'colfsidehfd to ,:.' ~" " . 

. . .. protect'sllftat~ wateP.;i? .. .. .'. . . :, ',' . ' ':,' _," "'.': :',~, .. . 
. " ,QtieStJons/Coinnienl:s: :. . :. ". -:' , ". :', . 

" ' .. -, . ", • . 'lyjp'{cHpt':shgiJ!d prov;-dit ~me,.'testfi7Jonr:·abo.ut: ,the 'baSift 5YStefn'!~,·· 
'. . ~'" .~~ propoSedand-the land ri;;gilfreinentiifar·same-- . :. '.' . '. ' ...... ..,. . 
. ...•. Esiablisfra corrent bas"elin~'~ofcorrenfcoiiaitiOns :. , . . .'.' ::- , , 

. ,- . ': }," '. ';:, , .' .... .~:.,:}.~:,.~;: ':' .. :\.;:':;.-'- ..~- . - "-:~".: " ........ 	 ( 


.. 	 .~;,' ~ 

---, 	 ii, ,, ) 	
, 

http:me,.'testfi7Jonr:�abo.ut
http:unit5,-proposed:.f.or
http:agreemeo.tS
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10• . ORCULAlIONi"FAAFfiE:-:IMPACTS;:.:;,'-:: ,~ , .. ' . 
The, ~PP1iO¥it: bas.; suQrrllt.tect' a:;'Traf!ic Impact·A.ssessm~nt. p~p~~"by' ~aSer 

..,." ,Consulting ,whidt"pr.pVldes ,estin:ii3tes' 'of the: ~ps:ro be~,generatet::I' "t;.y:~e '. 
, development. 'We ':~essmeAfinqicates:: tha,t, ,the. develo'prrient:wm~ be ,'" 
classified 'b'/:the NJooT as a,', ~Majbr:~ Plarining"'for.two reasonS,::,,:,!) :. the ,,'" .' 

:,' ex~,:, twe-way::"daily:-1;ri3ffic.)olume ,r~ufti.hg: from~:the "':deveIOp~.rit " .. , " . 
" ,exceeds 5013 vehidetrips directly accessing- ~state:highvicly;,t3.;fil:O:·vehides ',-, 
, '.'perday' .are 'projected> nOt'I.ric[uQing the 'golf:c9u.rse) and,:2)tfie,':~e¢ted,'. ,,'" 

, ," . peaK ,hour volume' result;ing,' fro"! .- the: , dev~9P'ment .. exc:eeqs ,200: trij=)~, ' ' 
, . ,assessing a st2rl:e.hjgh~ (249 are projected in··pm. peak; nQt inciuding::goJf, 

course)" ': ' " ..''. ,'. ,~.," '. " ' . 
" This is ,0 difficult cOmponent.'ofJ:he{plan as. in'som!2 sense it:1sachlcken.'·aod· 
'.: ::.egg question~that is" the NJOOTwU1 qictate,', wna(Jmprov~eli~,will"be , 

,:required'oftfle dev~loperJ. .-and:therefore"the,aev.eteper .d~s .nottiave' mtJcn': 
, ab"lity· to' propose :0ffsite .imPrt?vements at this,stag,e.' ,The developer.', '~as .. " 
, ',indicated that,,: they" wilt ~dr:nply.' with 'ali : requirementS" 'of ". the, NJOOT., " ' 
'Ho~er; ,traffic impacts are·.::a.s~.fi:c"concem ,ofthe public 'a'nct 'there'willbe 

i'mPacts to countY and citY street5jn',the surrounding neighborhocicfandJn the' 


, adjacent, .roadway'· netwOrk-..;:}be developer should -dearly' state. in: the 

Deveiopers' Agreement·that they. are 'prepared, to pay the full cost to, ab~te: 


'(lITf impadsthey:will' have, on 1fIe· level' of: serviceto Route 49: and the' 

'adjacent roadwaY'ne6N6r.<. 'A det3n~ Traffic'~pac:tAnatYsis'~~d,then··be 

required for 'pr€liminc;lryapprovaL :'Absent,.tnose'commitmentS,. 'the impact 

", .'. analYsis 'should be ,conducted prior :~9: GDP _i3pprpvai 59 future fi5c:anmpa(:ts'to' " , 
the city could be determined. " ','_., , ' ' -' .' . " " _, ' 

'The T'r~fficlmpactAS~ssrnent infludes a"pag:e i!IJ!Str~tiryg, th!?,C!istrybution' of, 

. site generated:traffic,::and aiso' NJDOT 'PreVided:t:mmc' voiume ,dati fOr,:tihis' " 


. corridor.. Thi? ,Imp~ct Stl:ItN should', indude'Em anaWsis {Jf'~asoria!, ~k5., ~ , , 

sInce there, is', a,: large' ffuctuation ,in, traffic, albr1g~ this: corridor during' the,


• .. , '. . " ,')t,' .',' ".. .' " .. , ,,'. 

sUf11mer mon1;f1s (shore traffic).. TIle, turning distributior' ttr9rt, 'Pre.sentt:d: 
shoulq ,,be VX~ig~~' Sinc:e..moreJ:r,:f1ffic coming an<? 99i~Q :,to ag9:J'ry!D"H!J,lIy( , '':'" 
Ridge wHr frOm Mtflville1 Route:S,5-and' points We$ti,:.The 'second 'enocmce for', . 

. the 'Golf COU~ and t;::lub House 'is-not,mebtior1edir( the :r:eport .The . 
, 't:dditionaf:. trnfflc""generated,by' these"fuc·iiitieS obVi6JSlY.'· r.ieed ' to .be, " " " " . 
',in¢~ii:po@tE;d jn.,~e·~n~lysis:. ' . ".,.'. ," ,", '-, 

.", TI1~'asse~nt b~: Mas~ jndQd~,jhio~~atjoh.;~~~i~p(o~meot$"¢rriposed::by: '~-",

, ,.:" tbell'Shore Conned:ion,Committee/',whictl inCludes· a dO,i.Jble,' I@ft land- ~from: :.":_,0; 

RoUte 5S .·onto Bi~ Rt 49 ~Qntir:l~In.g :to. -,~ merge'at 'Burns :Road _~-:;'w~Il:'as a' .' -, -', 
'n~w trafflc'-sigmiJ a~ 'Rt. 49 and UJurr.,Btvd.: and .an: eXtendeclleft' tUn; 'rime on ' 

. ',-:':~' Ri~9 w~,uJnd iuming so,LrthJ:jfj~{{W;zkleE.i;jd:,',:5eP€ndrh~i.on,th~ tifni.ijg,bY ',: 
._, .' -', • # ". • .' """'..: .1.', " -' '::. ~"" ' ••• " .' • , ' .:' • ~ 

"I· w .' ......: ....,.A " '-:",', ".' • - , • ":',~ .~,~ .. 
_0 ...... ~": ...::: • r 

.. '.: ' ' .. ,,' ." .;.),: :.....';". ,'.' , 

.,..,-.-.' ", 

http:r~ufti.hg
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NJOOTfor tnese 'improvements~ the"applicant m~Y'''haV~ to indut;fe '()~--Pay'for ' ,., .. _- --=--'~;.:,-
a, fair ~hare portio';',Clf these jmpro¥eFT:u::nts." '., 

, ',In a~~itiO~to the int~~d:iohs Iist~'fOr'study in the' rep~rtl th~,t:J~II~ Heights " 
, , d'rtv~y s~6uid also ',be' 'anaiVZed for 'n:9ming',ar-ld ~fterrt~n'peak tramc~', ' 

- .":, 

, Qu~oi1$L.Comm~:,::"<: ',' :. ' 
:, ~,." What ~je,aritidpaied tiafl7c/itfpaltS~nd improf(€:men,ts,:dff-:sIte (along .,:. 	 ,-_., ,

, " Rofjte49i,nd:affectedlnte(Settiqns)?,' " ::: ,', ' ,< "'", " ' 
" 

" ,:,,~:,~ Is ,developei,willihgto'jJaytor'iv.JOOTrequired,improvemeirtS?,,:' ' 
... '." '7Je ImproilefT1!!:ntspropo.sect.to$hore'Cqnnewon,CPrnfnif;tee' ': . 

,-	 ~ ~.. 	 ", . .:" ....". .. . 

. ' 11.:·'PHASING:stHEDUI:£,'~ ,', ',' 
, " ' "., llieprOject~imatE5 the:,tOtal. build6ut~of;.the'project'td take' 10 yea~f.wifh,'. 

112-16U housesbuilt.dOring each,:ph~e~The r~ideritiar' clUbhouse( ,utilities·. 
and Qplf Course wo:u1d ',pe built in':phase ·l; The'balance af the golfcourse, .. . 	". ~ 

'." ,wo'uld be conStrudecf,iii' Phase 2•. : c,," . ,'. ,. 

, ' •... ' 

,	The'· applicant, 'should "indicirte •:it,: which .phase ,Jj,e'',r~sidential .. recreation, . 
components 'would' be 'conipleted ~nd when ttll~ Qo!f'.dUbhOtJ5e wo'uld be· 
constructed. 

,'~ .. 

" OiJesticins/c~mmentS:u·::,:,,· , ' , 
'~·'ln whidJ phas((, will. nisklt;ii1!:i.alrecreatibn corl!POnen.tS af!d,gal,
.' dubhouse be 'construcfi:d? :~'.'. . 

~ . . .. 	 ,.' , . 
,:, 

, , 

, " 

_..... 

':-' 
', .... 	 , .'~..'~ . 

" ..... 
:.... 

, 	 i· ,, 	 ' ...'" 	 .; ~ 

':. -. 	 .' "'" '. :\ '.'" 

.1••. ~ ,.', .. 
"' .... 

, . 
. '. '. . , :, 

~ 

.' 	 . 
'. '.~ .:~. . . 

" :. '.~' ,-- .. ' ... ~.' - : . 
.... ",. • .'. I ..·""':' • .......' 

. . ,'. .'.......~ . .. ~. ,', ; .... . ' ' ": :": :-: . ..... ., -;. ., .: ....... 	 " 


.'>. '. :' 
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, " ~ ,. 
, '"COmmentsiirittrMSi. TonfSapio.r. JC4 AssociatEis 

. Rev.;ewo(HabiiiItEva/uation Report. ' 
, ," " ....*, ", -«'" ' 

1., ,'/W,pjicqn(slio.uid' in~icate: the. riui1:1ber', ~f Ji~urs 'spent sU~eYj~g:, at ~~ site, ' 
, , :,du~fJ9: di$<.:.dawn~ ap<;t;nig~ttirn~,hpl,i~;<:':::~< .", " '~": :::~, <:~~ ", ":f', ",,'. ,: :.>'. 

','. '2~ The:Appllcant's .hap~t eValuation prdfeSs!onal· iriqic;:ated, :tlJ,~:over.';\f6~rs.of 
data eXists 'for: stUdieS: peiforrned at the .{ltilj:at:er:rt p.reseNe~.. ,We. recommend ' 

.' ; , ,that the: appliCant, indicate'; whether 'thiS "~clditioni:d',cJa~:~O~d'bE! .'~leVant to,', .. ; .. 

...... 

, ' , , 'this' site: and' wheth~it:' haS': been>' tftai"iporated' into'~t;fIe; repOrtirig,.for tne-, 
' ••;'\0-, subJect site. " ',. " "," < ',... ,,',', ,;:,,' , , ',->:= . , 


, 3~ , ,: The',,; Applicant's, 'HabItat., 'eVafu?tiorf~:pr.ofusslonal ,survey~, ,the, 'sn:e' l:I5ing' 

, ..... , several. ,field ,met;f:Jods. ,·:.me' driftfent!e.:.:co1l~on-fF1~od ,was,:,:eSp~al1y. 


productive ,,:and coJlect~' Several' ,Spedes,~, "We> recommehd • that" the "', 

, 'ptofi;ssianaf jnc;ncat~ tfte' f.i;ltionalefoi:,the':placement' Oo~tibn) of 'the ,re-riCes' 

, -::andindicate wti~er"~j'Jence' sho~kf::·have-r:b~n :'placed::proxirnate: to, 'ther 


proposed residential, area' and theadjatetlt preServe~,at ttre,Wester. 

. , . ...', . ~. " ': ,'. 

'., 

" 

'.' ( 

" 

" -.. ' 

.,' ..... . ' 

' .. ' ..... .' 

" ' 

, ', .. " 
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''''.,0" • -, > 
", '" 
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.; .. '".".-' .. " "''-: \..: . - !".:' 1 " " _, " ':.' ':'..0 • 
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, '" '; 
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. ',,:~ CONCERNS,FROM'TH£PLANNIN~I~NGIN~eU.qG·~EW.·· ~ ..' 
, . 'MiiiVniE'13S0 'lie: '·G·ENERAf[li:VELOPMENT;:pwAPPuc~· . '. "". ,:': 

,,'~' :,.... ,..' 
". 

:'"l::. ' .. 
,.." . 

. .. , 
.# of unitS: and I~t'site:" #.of Ul")its to ~. determined ·.6n~e ~~gin~erjng. '. :.,... . . 

·work. beglJls; developer JiaS sugg'i:!?ted 6)JOO:~5f avg~ lot ·St~e/min. of 5..4.66,.~. :. .... 
and a maX'.?lbove6(Ood:,will depend on. the i3eruaj' hou~ing' unitsseJected:.: .... .': ". 
based oli iTlarkef'research .. . . . . . 

....., 

dollar.'alT,lountof.~ffordable.housing ;Coritrjf;ltition~agf.~~. to pr~ide'a'" . 
· ~'uniffigt:re peggect.tothe tOAH~':1lati0ns- probabIY·$45.1.000;.per:ur.Jf't :., ..... ' !... 

h1terior sfteet.~e5tgn;J.Jilfbe'.ldoped sYStem.tYiiig, into:,nain' bOqlevarq; . : .. 
·no. homes- .wirt front-on ttie ·:'rrajn·· bquievard- 9U on ill1:eriqr:'$j"eel;s'; finaL' deSign 
to'be 'pr-esentm at preljml~ary:s~e' planisubdJ"rsion apprbvaf··. . 

. d).: 	 :alt~ate:'access\o Men~riti~;"POf1d$:' ~i1" ~Itemate access ~ilf~~ prOVided 
and either' be located 'on the property just west of the existing access or'it " . 
·will· utilize the existing access :....' .' .. . .' . .' 

'. :-.:' e) 	 buffer 'akmg. Rt 49: frQri~ge:, :.h'av~ pr~p6~~ a' 75 .): j~ii9~~-ed' b~rm.:aIPnq... 
the frcntaae";' staff will acree·.with: this . . .'.- . "..". 

" , ..... ' ' . 
'",,' 

.g} ".: off Sjt~' :iritra~cUjre ·.irrip~vementS·2· dlr~ impa~o( brcijed:~ : '. .' ."-~, 
."'!' 

app;i~'nt E~Tees.·topay prQ~rata sha~¢.af offs·it~.prOjeq:;mp~ctS. in'c;k!,ding:' ..... ;.,.. ,"., 
traffic as ·determined by NJDOT .and·utilities· o.scietermih(:d ·by:Crty Engir.E'~ ". ~.. :.' .

. ' " . , ... ~ .~': '" .....~, '..:.....::.'.::.:' :.....:\.:-):.>........ '.: .. ~>,::.:~, ;:' ;:':. -::. j ':.~';' .. '
... 

. '.: 'h}' preparatio(l:of Habitat'(;9f15er.vation, Pfarr'and -:Turf Mana~rer.nel1t'P'an at· , 
"prellininar{approvtll.: ,appH£ahtagrees·.·. '.< :..: c..'" .' '.~. 
'" ;. '.!'_: . . . -, . : ..•. -- , . . • '.' ';', """.: "'-', . '. 	 ~. . .', .J;,' ... 

: "I) 'AdditIcinarda'iifi~ficins to:tn~'f5ev~o~~' A9r~en~~:'ap~lif:~nt:agr~:~ .,~~: .... . . ' .. , 
. :. '. " 	 , .. ' . -'" .' '.' , :. . . , 

. ~', 
, .. , : ;.... ,'.~ 

.' to reco(TIm~n.dat;ions.for. Developers Agr~ment· " . ,,. ". 
.. 

.'~ jY- " Management of oPen Spoce:"If cit:t. does"f1Of'wa~fbwrier~'tttP;' ~i1rftnd :a... ' 
'", .. ~ / . 	 . .... ,..,....,. .' . 'CbnseNa!Jo'n grCilfp'~ to;pwirl·aEld/6r:i'):lan~.ge::we'941. acres" :. ,'.: ' " .. ' ,.... .':,: .'. 

. ..... 	 . . - _ .. : _..-., :.. ".-1'. ,. "_..,' :,,:,., ,,~. ;',". '.,. "-:''<!~'''' -.'t,-",,, : '-" .:v..•~..".'~ -:,..... -", •. 
, . .. ...:. . ." ... ~', .' 	 .~ . 

.......... . ;'; .•.._" 	 . '. :'..~ . , ... .: .... ~ .
',' .. 

, ' 
;.- : 	 ... : .. :''''' '.~'" 

. , " 

-".' .... ' .•L,· 
. " 

http:sha~�.af
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-: . .'.~~-- k)·. 	 ":'Stnrrilwatersyst:em - datification:"Basin system':propased;:dosed'sysfem . 
.. "·In golf courSe' . - . '''' 
,,.; .~ ,

" .' 

I} ..Off site.Traffic:impact:S:· F.~II: btown traffi~imp~c:t·studY. w.m·be.iDitiated" . 
_..~ ~fter pre~flPplf~tion meeting· with'N.JqOT;sey~1 fntetsed:i9riAPfSlJ29S~d. 'f?r: .. 

. :. upgrade and will work in C91)junCtion wrrry recO~melJdations of-S.hOre:.~ . . 
'';' .' , Connection.Committee; looking at i(np.acts. from Wade' Blvd to.Union Rd.i. 

'exactirripaGtsal1d: mitigations ·witlbe· presented at p'r~fminalY' .appi:ova~· 
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