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RICHARD H. DANIELS

ATTORNEY-AT-LAW
211 BUCKSTREET

P.0.BOX727 Telephone: 858-825-0102
MILLVILLE, N.J. 08332 Facsimile: 858-825.3876
November 30, 2004 "
< .
. A N L
Ronald C. Morgan, Esguire @%ﬁ§ < s
PARKER, McCAY & CRISCUOLO RS 2
PO Box 974 o %@&
Marlton, NJ 08053 BN R
- 'D; :/

Carter H. Strickland, Jr., Esquire TeliE e
RUTGERS ENVIRONMENTAL LAW CLINIC

123 Washington Street

Newark, 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,
RICEARD H. DANIELS

RHD:blp
Enclosure

cc: Elizabeth A. Anderson, Planning Board Secretary
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PLANNING BOARD
CITY OF MILLVILLE
pesoLorron No. 4 2 ~ 0%

MILLVILLE 1350, LLC

GENERAL DEVELOPMENT PLAN APPLICATION APPROVAL

WHEREAS, MILLVILLE 1350, LLC of Freehpld, 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
project to be known as "The Preserve at Holly Ridge" being
located on B}ock 582, Lotg 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 August 4, 2004 (see Exhibit A attéched hereto
and incorporated herein for the list of items submitted and
reviewed by the Planning Board); and

WHEREAS, 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 object to the
application oxr 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 oppositioF to the
application {(see Exhibit D and Exhibit E attached heEeto and

made a part hereof for the specific list of the Exhibits

i

presented); and
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WHEREAS, the Board has received and reviewed the final
written Piaﬁning 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 hereof, 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 Sapio, Environmental Scientist; and

WHERBEAS, the Planning Board has received and reviewed the
specific requiréments as set forth in the New Jersey Municipal
Land Use Law for Planned Developmen£ (N.J7.8.5A, 40:55D-45} and
the specific reguirements of the Millville Development
Regulations Ordinance for Plan Development {Section 30-70) which
reguirements 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 in¢luding the Land Use and
Community Facility Plan, Circulation Plan, Open Space Plan,
ptility and Lééal Services Plan, Storm Water Management Plan
and Environmental Inventory Plan, which General Development
Plan is incorporated into this Resclution by reference as if
specifically set forth here at length; and

WHEREAS, the Planning Board has reviewed and paid 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 Herpetological associates, Inc. Habitat Evaluation
Report daﬁeé 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 Resoclution
has attended each and every meeting of the Planning Roard
involving this application and each member has heard all of
the testimony presented'herein; and

WHEREAS, the Millville Planning RBoard has given the matter
due and careful consideration and has made the following factual
findings, determminations and conclusions:

1. The property in guestion 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 ac¢res in size. The
LC Zone allows for the type of clustered age-restricted
inclusionary development proposed as a Planned Development (ses
Section 30-65, et seq. and Section 30-221, et seqg. 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 landrmore or less of the total of the property. In
addition to the housing, an 18 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 preserved. 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 aonservation 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 past for single family dwellings in four separate locations.
The peek demand electric generating station owned and operated
by Conectiv was also previously subdivided from the largexr
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
single 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.

5. The majority of the site is undeveloped oak-pine forest.
portions of thé site had previously been sand mined, and the
former Holly Fafm/Brian Parent Conference Center were developed
on site. The remainder of the site is wooded. There is also
a significant 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
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classified as state open waters with no transition buffer
required.. fhe site is between the Menantico Creek and the
Manumuskin River. Development will be lécated outside of the
Wild and Scenic Rivers Management Area boundary. The property

in question 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 43 and extends into

the northeastern portion of the property.

6. The applicant proposes a payment to the City in lien
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 sewer and water will be provided to the site
by the applicant at applicant's sole expense, including the
residential areas and the golf course clubhouse,

8. A Homeowners 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 Interpretation will
be needed forsthe property in gquestion from the appropriate
State agency. The existing Wetlands Letter of Interpretation
expired in Qctober 1985.

10. A Habitat Conservation Plan will be prepared 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
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conservation group to manage the conservation area. The City
does not Qaﬁt the ownership of the conservation area.

11. The applicant will provide a Turf Management Plan
for the golf course, and other appropriate arecas of the
development, which plan at a minimum, will operate in accordance
with the reguirements of the New Jersey Pesticide Control Code
(N, J.A.C. 70:30-1, et seq.).

12. A Habitat Evaluation of the property in guestion,
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 were confirmed as resting, feeding,
breeding, or nésting on parts of the subject property:

A. Northern Pine Snake |

B. Corn snake

C. Pine Barrens Treefrog

D. Barred owl

. Red-headed Woodpecker

¥. Cooper's Hawk

The exact locations where these wildlife species were found

are shown in the March 2003 report. 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
heing 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 speciss 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 review of the proposed project was sought by the
applicant from.the Nature Conservancy. The Nature Conservancy
owns and maintains a large tract of protected land in Maurice
River Township near the property in guestion 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 réviewing a conceptual plan that had a significantly
smallexr 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 envirommentally
sensitive areas. The developer, however, did subsequently
increase the number of proposed dwelling units for the developed
area, but the number is still substantiazlly below that allowed
by the Ordinance. The Nature Conservancy neither approves or
opposes this application, Due to the controversial nature of
the species and habitat information and impacts, the staff and
the Board has sought a qualified expert to independently review
the Habitat Evaluwation, 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 authored by
Ms. Sapio was received and reviewed by the Planning Board and
Ms. Sapio presented testimony and answered questions for the
Board at the ﬁﬁblic hearing held in this matter.

14. An QOpen 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 alsc indicate in the
Open Space Plan the rights of the general public and the

regidents of the development for use of the conservation area
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and the golf course. The golf c¢ourse property is to be deed
restricted, brohibiting conversion to any other use in the
future.

15. A full traffie impact study will be initiated after
a pre-application meeting with the New Jersey Department of
Transportation, and the applicant will work within the Shore
Cornnection Committee recommendations.

16. The applicant estimates the total buildout of the
preject 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-65¢ 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 gféater than 100 acres in size to create a General
Development Plan with regard to their proijects 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 promote mutual

agreement between the applicant and the Planning Board on the
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basic scheme of a planned development. New Jersey Statute
40:55D-45.2 épecifies those matters that must be considered

by the Planning Beoard in acting upon an application for general
development plan approval, such matters aze 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; applicant'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 but not limited
to Jane Morten Galetto for Citizens United; Emile D. DeVito,
Ph.Dj; Dr. Joanna Burger, Rutgers University; Clay Sutton,
Environmental Consultant; Gary Moore, Ph.D; Jane Nogaki; Tony
Ficcaglia; 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 Hertig;
Dale Gravett, Housing Authority; Dr, G. Larry Miller; Jeff
DuBois, Econoﬁic Development Board Chairman; Dr. Edward Salmon;
and Brendan Kavanagh, Esqguire, all in support of the application.

12. The Board also received and reviewed a memo from Carter
H. Strickland, Jr., Esguire of the Rutgers Environmental Law
Clinic in opposition to the application.

'VZD. 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) AThé proposad 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 spaceé are mnore
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, visnal enjoyment of the site and light
and air are adeguate.

(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 he built over several
years, the developer having provided a construction time table
to the Board.: The terms and conditions intended to protect
the interest of the public, the residents, occupants and owners
of the proposed develdpment are adeguate as presented by the
applicant.

NOW, THEREFORE, BE IT7 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 Cify bf Millville for the project to be known as "The
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 inte this Reseolution, is approved with the
following conditions:

1., The term of the approval is twenty (20) vears 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
48) shall be to a depth of 75 feet.

3. The lot size for each residence in the developed area
shall average 6,000 sguare 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 Bngineer'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 quéstion and submission of same t6 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 Menagement 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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comFonent of the Frc?ect.
»

L] ¥

8. Pprayment of $1,175,000.00 to the City in lieu of
providing affordable 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 be provided
to the property in question by the applicant at applicant's
expense.

11. Updated Wetlands Letter of Interpretation for property
in guestion.:

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 enviromnmental
organization chosen to manage the preserved area.

ROLIL, CALL VOTE: October 4, 2004
THOSE IN FAVOR: 8
THOSE OPPOSED: 0

THOSE ABSTAINING: 0

CERTIFICATION

The foregoing is a true copy of a Resclution adopted by
the City of Millville Planning Board on MV/E]H&E}L 27 .
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.

AL

W T sl
ENDERSON, Secretary
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' MILLVILLE 1350, LLC APPLICATION

‘GENERAL DEVELOPMENT PLAN CHECKLIST

MPR- z'/e//zao%,;

Section 30-66 Géneral Development Plan and Contents

Compornent

1. Land Use Plan
2. Circulation Plan

3. Community Facilities Plan

4. Environmental Invertoty

5. Fiscal Report

6. Housing Plan

7. Local Service Plan

8. Open Space Plan

9, Stormwater Management
10. Utility Plan

11, Timing Schedule
<

12. Development Agreement

Submitted

X

X

X

EXHIBIT "a"

Comments
3
Sheet 2
Sheeat 3 and Traffic Impact
Assessment Narrative

Sheet 7 and Narrative
Community Impact Statement

Narrative and Sheet 7
Habitat Eval. Report and Update
Submitted, not requited; letters
from Nature Conservancy
submitted

Narrative

Sheet 2
Sheet 5
Sheet 4
Sheet 6 and Narrative
Sheet 5
Sheet 2 and Narrative

Revised and resubmitted,
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Additional Items Submitted:

Habitat Evaluation and Update
Narrative summary of all Plan Elements
Property owners lists
Disclosure Stetement
Letters:
Nature Conservancy Memorandum and response
Verizon telecommunications
Corncast
&1 Gas
NIDEP Sewer Service Arga
water Capacity
Sewer Capacity

* 8 8 o ¥

EXHIBIT "A" CONTINUED
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MILLVILLE 1350, LLC APPLICATION -- EXHIBIT "R"

NJ MUNICIPAL LAND USE LAW
40:55D-45 FINDINGS FOR PLANNED DEVELOPMENTS

(Page 35)

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

d.

e,

That departures by the 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-65¢) of this
act:

That the proposals for maintenance and conservation of the cornmon
open space are reliable, and the amount, location and purpose of the
common open space are adequate

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;
That the proposed planned development will not have an unreasonable
adverse impact upon the area in which it is proposed to be established;
In the case of a proposed development which contemplates construction
over a period of years, that the terms and conditions intended t6 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 OF NILGVILLE LAND VSE AND DEVELOPMENT REGULATIONS
EXHIBIT "c"

§ 30-70. Findings for planned developments.

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 departures by the proposed development from zoping regulations otherwise
applicable to the subject property conform to the Zoning Ordinance standards pursuant to
NI.S.A. 40:55D-65.

* B. That the proposals for maintenance and conservation of the common open space are
reliable and the amount, location and purpose of the common open space are adequate.

C. That provision through the physical design of the proposed development for public
services, control over vehicular and pedestrian waffic and the amenities of lighr and aix,
recyeation and visual enjoyment are adeguate.

D. That the proposed planned development will not have an unreasonably 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 are adequate.

30:81 03 - 15 - 2003
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MITLLVILLE PLANKING BOARD -~ MILLVILLE 1350, LLC APPLICATION

EXHIBIT "D"

EXHIBIT LIST - APPLICANT

Exhibits A-1 through A-17:

L

!

n*wnﬂwa?aa»aww
Vo~ O DW=

Resume of Robert T. zZappalorti

Aerial Map of site

Conceptual Plan for site

Map--Corn snake movements

Map--Pine snake movements

Conceptual pPlan for Preserve at Holly Ridge

Resume of Raymond Walker, Ph.d PWS

Resume of Mark E. Zelina, PE, PP

Resume of 8§, Maurice Rached, PE, PTOE

Resume of Creigh Rohenkamp, AICP, NJIPP

Map showing previously approved residential subdivisions
Package of minutes of prior Millville Plananing Board
meetings

Package of letters from various entities supporting
application

Master Consultants - minutes of meeting dated 9/14/04
Herpetological Associates, Inc. - letter to K. Warker
dated 9/13/04

Herpetological Associates, Inc. - letter to K. Warker
dated 9/15/04

Master Consgultants - letter to K. Warker dated 8/15/04
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MILLVILLE PLANNING BOARD -- MILLVILLE 1350, LLC APPLICATION

EXHIBIT "E"
EXHIBIT LIST —-- OPPONENTS
Exhibits 0O-1 through 0-10;
0-1 Testimony -- Jane Galetto - 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 TLetter dated 9/16/87 to S. Kehs
0-6 Testimony of Jane Nogaki
0-7 Package of articles regarding golf courses
0-8 Statenment of impact to water resources
0-9 Testimeny of Clay Sutton
0-10 Testimony of Gerry Moore, Ph.d
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 FINAL o
| PLANNING BOARD REVIEW - - oo o775
DATE: '_August16,-_2004 T T e T
. August 18 2004- Upd(ated '

PROJECT:- The Presewe at Hoi!y R[dge

T ""Generat Dévelopment Pian‘Subriission™ _ S
- .Biock 582 lots'1; 1.01 (poﬁaon}, and 10 " A
. .State nghway Rt 49 L e s .

APPLICANT: _~ Miliville 1350, LLC
...  Freehold,NJ.
‘ZGN‘E SRR Land Conserva{ﬂon Zone

_ACT'ION REQUESTED . Approval of General Deve!epment Plan

»PREVIOUS ACT'ION : Apphcatlon dec!ared comp!ete 8-04-04 ‘
i . PROJECT DESCRIPHON.
On a fract of 1 ,339.8 acres the’ apphicant proposes o consi:ruct an age-
" restricted development of 950 single-family residences.  Residential ‘
development is to be clustered on 238.9 acres on the westerly side of thé.
Brian Parent Center and east of the Menaniico Ponds Wiidlife-Management. -
- Area. The main-access to the residential development would be through a
e . new boulevard to be constmctad from Route 49. In addition to the housxng,
= an 18 hole golf course on 184 acres is pmposed along with a goif cdlubhouse .
o " of approximately 10,000 sf. ‘The Brian Parent Center will be renovated and
. expanded te.be the golf dLbhouse The existing entryway t0.the Parent
. -Center would'be used for access.to. the golf-course.” A-new sireet paraileding-
. route 49 would be also. be constructed linking the golf course access:and the : ..
- boulevard access. The remaining 911 acres will be undeveleped open space -
- Or conservation area that wili-be permanent!y preserved -The censewatson
~ . area will also indude & arboretum to be dévéluped in corjunction withy the .
.- Holly Society of America. The entire conservation area will be deed. restncted
from future deveiopment The entire project wauid be constructed aver 10~
years. The app licart has proposed @ payment-in-fieu: of consh'uchon of

. affordable units.on site. THis mayment is prcposed as $25 000 per umt for 4? '
| units fora tota 0f$1 175, C}OO ' .

EEE TR sumounnme Lmn usa;pm’s:.w FEATURES
B Surroundmg Land Use: " : et :
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R T‘ne snte fmnt on Route 49 and pomnns of 1:ha lot fmnizage had been

subdivided in the past for singie family dwellings: in four separate locat!ons Lo T
“The peak demand generating station-owned and operated by Conectivewas -~ - =i

alsg subdivided from the larger parcel On the north side of Route’ 49, similar -+ - ST
. housing interspersed withr wooded land is: presentas well.as the: stzrte—owned G

" Peaslee Wildlife Management Aréa.. To the east is'vacant wooded:land until ... -~

County Road 646 where portions of the frontage have been subdivided: for. o

- single family detached housing: To: the south ard sand and gravel.operations; - - .- i

although the.ones ad]acent to the site are riot active.. To the west is: the -

o PRI Meantico Ponds Wx!dhfe Management Area, cwned by ﬁ'le state The access.

[P ——

&t the south end of thé site resulting from a former sand mining and dredging -

tothe ponds is thmugh the apphcant’s property,

Ph‘ys;cal Features: . S

- Themajority of the site is undeve!oped cak-plne forac:t In general the S
topography of the site is relatively figt with.a high elevation of- approxxmately T
"85 feet close to the genérating station: and about. 18 feet at the dredging

- pool. Portions of the site had- prewous!y beer miihed, dnd the former Holly. .
Farm/Brian Parent Conference Center were developed on site. The remamder

of the site is wooded. There are also a significant amount of wetlandg, ™ -

.. thraughout the site with 300 foot buffers propesed: - There is a pond of water _

operation that is cassxﬁed as. state open waters w:th no. transition. buffer. R S

* required.

The site lies be*ween 'the Menannco Creek and Manumuskm vaer w;ti‘un the
- Maurice River Watershed. All development will bé located outsxde of the W"ld -
and Scenlc Rivers Managemem'Area baundary . : S

The: sxte includes-a razway nghtﬂfﬁway whtch bisects the property and a

power iine rxght—of-way which paraiie“fs Rou’ce 49 and extends into the
northeastem pcrtton of the property o

3. suemssmﬂ REQUIREMENTS

All of the elements required for submission of a Generai Development Plan

. are found in the ordinance in. Sechcn 30-66, with. the Planned Adult - L
Commumty requ&remeﬂt found in Section: 30-227." At & meeting held August

. 4, 2004 the Planning Board deemed the apphcation complete. As.willbe .
noted in this report, the stzff is: requestmg Someadditionat mrormat]en from

the applicant. The applicant has also submxtied suppternentat mformanon

that is not specifically. raquested by gur c:rdmance pamcnlarty m regard tD
habttat and spet:]es v -

- e - e # e
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4. - LAND: uss/nasxsu COMMENTS S
The project mdudes the foﬂowmg breakdown’ bv and use type '

Reszdentxal - IR 2447am'es
Housing -.238.9 . .
"Clubhouse -~ - 5.8 -~ -
: : . Golf Course/C!ubhouse S 1840 o .
S e A GolfCourse——lSGS-;‘-- ——m s e = P
e - Essement = 27.2. . CL
ST conservation 9111
“TOTAL f 1,339 8

a) The overa! ensgx of the project is.71 unf&/acre (950 dweIlmg umfs ‘overT
1,339.8 acres).  The efféctive densi ity of the clusteréd residential area’is 4 .
- ‘units per acre (950 dwe!!mg units over 238.9.acres):. The average ot
. sizes proposed is 5,460, althaugh the application states that lot sizes will -
vary with the housing products “The Board may want,ta request a Jargew :
- lot size; closer to 6,000 sf based on typical lot sizes for'an aduit ~ -
- community: This would also help integrate the homes with the natural
environmental features and ameriities of the site, helfping to buiid them
- into the residential design.. There is some question about whether the
~*“total number of units shown for each residential pod could actualfy™be
" constructed based upon the general information avaiiable from the' pia'xs
The appiicant shouid discuss if g slightly larger lot size ‘codid work.. :
b) The homes are. deszgned with 20" sethacks from: the. street = - the, applicant - -
should consider a setback of 25 to provide more space for cars inthe .
driveways, so if tWo Cars are stacked in the driveway, one will not be n
the Sxdewaik < Appiicant has ~Lg E5ta s;/.‘ secoscks o7 25 o mont of
garage; 20° from ment.of house to s**ee: t SEsff prafers fmrr cez::-az::( of 25" 50
' e cars dont edend into sicewalk .. T
s ® Y The city prefers trees be planted between the sadewa{k and the street te
o " grow-into a street canopy : Appiicant agrees -
d) will the area to-be devel oped for the readenbal portxon of the property ke -
L clear cut? : Site will be cut for each phase, not all aronce :
e @) The residential pods should have sidewalks o both sides of the stree't
' L Sidevalks will be.constructed on foth sides.of the strest - -
* ) Affordable Housing Coniribution: The: app licant has based ﬁ‘re proposed
. . affordable housirg contribution on the overall density of the project.(.71
" acres). According to Section 30: 39, the Affordable Housing Standards, -~
.« this. density requires an affordable housing set aside of 5%.¢r 47-unfts.-
* - The per unit fee proposad-is $25,000. New COAH rules have recently -~
- been proposed that may msse the per unm fee We wouid prefer ‘the set

LA


http:setaside�of5%.or
http:projed.(.71
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-fee per unit be conslstent w:ﬁx i:he fee that is eventually adopted when
<. the COAH rules, which will:be: published on 8/16/04; become: official. o
R ‘This may-result irr an-increase:in the. praposed per unrt: fee. Ifthe—" =~ . RS-
... applicant prefers a contribution-in-liew of construction, then kshouldbe™ . - o
. ‘based upon 47 units’ at the. standard set by the new. COAH rules. Appﬁmnt oo
. agrees o $35,000 or whatever figure.is tied to the new COAH.regulations.: -
.g) A Circulation: Plan is. shown on Sheet 3 of 7. The road systeniis propesed-
" with. a boulevard: entrance road with ani-80 foot nght—of-way “There is a, -
' conrection from this; right-of-way to the entryway to the golf course via a Do
. road paralieling Rt.-49. This connection road. also'has residential - -
-clustering. The. main boulevard Has been desxgned with. mtermedlate
" turnarounds évery Y4 miles; which allow motorists to reverse direction. L
-The Boulevard consists of two 20’ cartways’ w:th as’ iandsczped island.
' The-ntérnal- roadway sections are shown as 28™-30” cartways looping: off'
. .of the main boulevard. All streets are shown-with vertical curbing and .
- sidewalks:on both sides, - The roads will be mamtamed by the '
' Homeowner’s Assoc:atxon ,

- The i rculatron plan shows oniy the main roadways whlch create large :

" blocks, some as long as 1400". Are additional cul-de-sac streets and loop
roads being: considered for the: residential pods7 no- Dees-the apphcant .
propose any measures to. calm the traffic on the boulevard and reduce the
speeds in these residential nelghbcrhoods’? Will the residential lats front

-on the Boulevard which servés as the rajor collector? NO I so, it
appears as if ftmay | be dlfﬁCUfttO szmate the 1ots given the Circu{ahon D
Plan shown D o .

‘ The apphcanr should mdxcate where the access road ‘c Menarrtxco Ponds o
will be relocated. =na/ * scstion wiil be "’8&’5"‘ imar sier wesianee Jalfre;«cr‘s o

and ;“aﬂ'f‘/nar/ englneerag: PETSSE il S :r_;w'»f' Cigp v&':a‘v .NJf"dar @
0 SXISGNg ATess road. - '
. . h) Theresidential portion of the sz‘ce wﬂl have a 15, OOO sf clubhouse wrth )
‘ . “added amenmes mdudmg a paol, tennis f;ouris, bocee, a hbrary, busmess,.f““"‘
- center, gym and: hoblyy rooms. - An-arboretum wilt also be developed and’
- - possibly an envxronmen‘mi c:enter ‘for the study. of wﬂdin‘:e. The apph(:ant
- should indicate where these facilities will be’ Icmted on thé plan., - -
i) Itappearsa 50" buffer is. propasgd: between the hatses.and Route 49: In'
| this area the city would'like to-request.a 2007 Buffer to maintain a.woeded . .~

- ‘fmntage aiong: Route: 49, Aﬁpﬂﬁnz‘ has indicated they would prefer to ceate’ -

a 75" landscaped: buﬁér uicng e Route 49 ﬁvz*tage for wsua! and sound bmf:%f-— -

_-si:aﬁ’agfea - "
M&qm ~ -

—(Can ot size be' fna‘eased o6, 00{7 57‘7 Yes w;ﬁ acfg“B 008 .? a’zé‘erent
- fot sizes in. &t it 5, 560 . :

B '. Aﬁbfdable f;ousmg paymént 5/70u/a’ ﬁe avfmsienf mﬂ? ﬁee:

.~
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. Esfablfsbed by CGA}} when new. ru}es are M’dpf‘éd agreea'
Road systerm. /ayout/brres*;denba/ pods requested . . ¢ ... -

. E?«f?y beulevard requested to be moved. closer to preaerved area: -
257 rather than 20° house setback fromy street Agreed. =

' Trees to.be pfantzed between sidewalk and strectAgreed. . - L
Wil rﬁzdenﬁa/ area be clearcut? No, will be-one phase ata time: ~ - . Vit
’i_ambon of arboretum antd aqwmnmenta/ center in-golf area. :

" Location of Menantico Ponds access foad 1 be determined. R
,_Zaa’ﬁaﬁer a/ong Route 49 Aﬁmare af 75 ’/andscaped berm pmposed L e

,-.c’.o ¢ o o o e

e

5. commugm IMPACT SI'ATEMENT
The project has the following munmpa{ tmpacrs :
_ Population: - mcrease af 1,634.at full build-out (10 yrs)
" Sewer demand: . 191,500 gpd Capacity exists'in system -
Water demand: 187,400 gpd Capacxty exxsts in system :
"Schbol: 0 students SN
S . $2.69 million schuo{ taxes $2. 605,000 , :
' Mumapai taxes: -~ $3.029 million'property takes. $3,214;000
o - $8.660 millign total tax callections’ -
‘ Pohce/FirefRescue skght increase i service demand : o
Additionat 197 nsscue bips; aaa’mona/ 4 mﬁce afhcers_, aa’ci{i}ona/ 53~58 fire caf/s o
{/:-? 7% increasg);
ST Pm]ected total mumc:pa! ccsts to semce deveiopment‘ $491 198 06

S The companson of costs to the mumc:xpah’cy VS, mun apal pmJect revenue C
yxe{ds a.net-surplus.to the ity of £2, 537,570.60:.  -$2.6-million gr-am:: ———l*—--f_— ——
. increase in ratables of 50%, 25 % of f"casa“o;d incorme will [:fe _c.—_,\g;zerdec?f : B
wiEHir 20 Tiiles : o

‘ Note. The report shourd be rev:sed utmzmg 2004 tax rate and equahzat!on
. rateswhichare: . -
2004 Taxrate:  $4. 257j$100 T T e
. -2004 equalization, ratios  69.43% - - . e S
The réport. utxhzeci 2003 tax and equahzatrons rates of $4 106 anci ?1 71% ‘“, g
”respectrvew N _ A R
U mis: expected t"lat the ﬁgures w&!l snu show a Slgﬂmcaﬂt pasitive: :mpact for;'-‘ : —"7{{‘?-- S
* . _the Gity and the Board of Education budgets, as the vaiue cﬂ' the: housmg Js'-'_'f Ve
‘ wel il above the-cufrent residential vaiuaﬁcm et T R
Qgsimns/csmmem o R e
- S Recalculate fiscal Jmpaczgi m?ﬂzmg 2&&4 tafx fate am’ eqaa!zatmn rafe
T Applfca’nt has. rew‘sed the reporf Uﬁff.ﬁ!ﬂg #7@ apprcpz?az‘e Zz-?x xate ana‘
' equafzat/on rsre S D ‘
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Mumclpal Utlhtles and local ser\nce. R :

. The site, with the exceptzon of the. golf‘ dubhcuse, wi l be serwced by

runicipal water and sewer with the mfrastructure extended by the applicant.
“The clubhiouse is proposed to be serviced by-& separate- well and septic

. system while the golf-course would: be-irrigated by -a well. - Under the.city.

ordinance, the general. criteria-for eligibility: to qualify for residential dlisstering

_requires thie project to be served by Municipal water ahd sewer.” If the

clubhouse is not going to be. served by municipaf utxlrt;es, it-would-require a

- waiver from this reguirement. . The city’ would: prefer that the golf clubhouse
be serviced by municipal water and sewer. Tt is possible to exterid.the -

infrastructure to this area uuhzmg the pmposed road that runs- parallel to Rt.

The Developer’s Agreement is dear in statmg that the “Deve{oper shall, at its
sole cost and experse, construct and install a I of the improvements shown

on, the GDP, required as part of the appmval of the, application.” Under

" Section 1, Ttem G Utilities and Access the Devéloper further cammrts to

extending sewer and water conveyanca facilities along Route 49 to the .-
subject property and establishing-a looped system within the development. It
should be made clear whether the Developer is prepared fo- pmude for any:

| O tract improvements required as a resuit of the impact of this pro;ect. For -

example, if a larger sewer main or a pump station upgrade is needed to

. handle the impacts of this development, will the developer pay the cast-of

these needed zmpmvements? Yes If an additiona storage tank, main.
upgrade or & booster pump is needed; for the: water system as a resut of this
development; is the applicant prepared to pay-the costs related to these -

“improvéments? Yas If so this should be stated desrly in the. Deve!opers

agreement, and any analysis-of thése Specific.-impacis can be com@ieted

‘ durmg the preilmmary approval stage

Accordmg tothe nan'ame, the mterzcr roads would be pnva’rely constructed -

Association wouid be respons:bie for. carrtractmg for snow piowmg as: weﬂ as

E

F-888

- and maintained by the Homiedwners Adtaciation. Simifarly, tié Hofmégwner’s - =

" trash collector. In accordance wim e sate statute the deve!oper cai


http:water�~nveyancefadrrtiesalo.ng
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requ&ct resmbursement from the c1ty for: the pmwsxon of. thes& services. The
detentcn;retennon pands and sewer pump station would also: béowned and
maintained: by the: Homeowner's Assaciation. The applicarit-should clarify>~ ..
that the homeowner’s association will be responsibie for the maintenance of .
- the central houlevard and the roundabout landscaping. The mairtenance and s
operation af the residential clubhouse and recreational sites should.also be .
dearly explained wﬂh language to-that effect placed i the Deveioper’s s
} Agreement A § . -
e QaestmnsLCommenfs. e : A
L - Municipal Water/sewer fo zﬁe ga/f duﬁﬁouse or. wawezyes e
- Maintenance of acress pouleyard by: Hameownefs Assoc. yes -
" Maimténance of résidential dubhouse, recreation sites yes - .
Pa ymex}f ﬁrzr oﬁ‘ tracz" municipal wafeffsawer /mpacts' yes

B 6, ‘* ENVIRONMENTAL IMPACT AND HABITAT EVALUATION

Enwronmentai Impact Statement . .

As.noted in the report; on page 5, anew Wetiands Letter of Interpremﬁon

- will need to be obtained ﬁJr the pre lmmary approval phase« the. emstmg LDI
- __explred 10/85. . :

© A.Habitat gonsen'a&on Plan is proposed and- will be prepared for the-site'in
order to minimize impacts 1o ‘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 does not want the_
responsibility of owning and maintaining these lands and feels a conservation
‘ - group would be best suited to manage the. lands. The appilcant should clatify TR
e e = - NOW T WL pmceeﬁi to Work with.a. mnservatmworgamza%:eﬁ ammaﬂagernent“'—-- S
" At what point in the review process will t’ne Habitat Conservanon Plan be:
preparea and subm:tted? Freliminsry _,;,gm 7 : . :

Has a response been recaveci f'orn the N1 State Museum regardmg any ;
.sa nificant archaeolg 1ca$“r650urces on site?

‘The project desgm will conserve a- culturai resource in the Ho ly Orc:hard The :

‘developer has’already’ begiin working Wit the Hally Society of Americanto ~ . 7
deve lop an arboretum showcasmg natwe specxes of Hoiiy " .

A Tuxf Maf;aaement Plan should be submrtted durmg ;:«rehmmary appmval‘~ -

T ‘ - whch wculd detail pest'c;de and remiu_er app[zatiaﬂs and: pmtect&ve rupoff -
e measures, particularly regardmg nitrates and: the impact to’ ground and
‘surface waters. - ~ The applicant should examing- methods- of ‘creating 2 Jow

impact design._for’ the goif c,ou:se and hmftatqons on lawn cover m the
deve 0pm€nt a ) 4
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- 7:30-1etseqagreed: . . . ‘ e
: uesﬁans Commenis.. : o '

. T‘. . Whien.” will - Habitat. - Cbbsenxaz!zon Plan . be complered and

- submitted?orefiminary approval- -
- e Respanse from NJ State Maseum on aro‘reo/ogfz:al resourc&s?“

e U When will C Turf Management P/an be cvmp/efed and

N submftfea’ Zprefiminary approval

N ~ e’ Plan. for operaz?on/managemeﬂt af conserved areas Cz?f?sefvatlon argan

e Plan to operate in accardaﬁce mﬂ: AU Pesﬁcrd’e Coniml Code
agreed ‘ R

‘ Habltat Eva!uatmn-

‘supplemented. by:an update completed 7/04 The Habutat Couservatlon Plan

 will build upon the mformat:on subm:’cted

o g A T s oo e

. ',The site. has been extenswety studled by Herpetofogxcal Assocsates and others o

" over the past. decade. For the purposes of the appllcauon the study mva&ved
performing.-a-“habitat evaltiation to determine the presénce er absence of

: _ sujtable or. critical habitat and threatened or endangered- species. The" study

provided, land ‘use and’ demgn Frecommendations based: upan the. pmtection

F-g88

‘A Habitat Evalation is it required by our, ordmanca but has Heen SUbn'Hﬁ'Ed o
" by the. applicant. The original  submission completed in 3/03 has: been

and' conservation of all critical, plant -and wildlife. species habitat. * It was

C _recammended ’mat a |ong term habftat Conservaﬁon plan be: prepared

During the field surveys the. rollowmg smte listed thmatened and endangEred

. species were: ccrmrmad as restmg, feed ng, breedmg, or nesang on part& of -

©the. SUD]ECt propefty: .

- -

. Northern pine snake C

‘Corn'snake - :
'Pine Barrens treefrog
Barred owt

Cooper’s Hawk

" The exact locahons where these wﬂd n’e speaes were fcund are shown in Figures
12 to 18, 19,21, and 22 of ’me March 2003 report _ ‘ ,

T surveys. Ik was noted that speczes Tound were. irt the same. areas as prev;cusiy
- sited, ; and. thatall places where:: smges we;re found were - wrthm ‘the areas:
prqpcsed for: . permanent ‘presarvation. - No new weﬁand locations, were found

- R
° . * Vet e T

Red-headed Woédpecker |

17 May-uly 2004 the Habitzt Evaiuatxon was updated tnrsugh‘ aédfuonal feld

. bemg used by SDEC’ES and not fﬂ@gmgf raosnng, or crﬂ:!cai nesting bird. habitat:. S
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o endangered specxes were found

 The Btecutzve Summary of the supplemental mfcmnat\on contams the followmg

_ W:,,sl:atements that indicate this pm]ect an. be deveioped w:thout negatweiy
e '_ ;mpactlng speczes or habitat:

Page 6 The.se wﬂdhfe spemes were fcund by the use of- several standard o
o survey methods in-a wide' array - of habitat types- throughout the site; -The- -~ ;...'....;:7-';:‘»'.57'_---: 5

~* most lmgmrtant aspect for .the conservation . of - these.species s -the™ >

preservatzon of the:r cnbcal breedmg, nestmg, feedmg, restmg, and. .over- - .

‘ Page 6~7 No tmportant or cntxcal wﬂdhfe Habitat wﬂl be’ lost Or adverseiy
impacted as a result of this pmposed clustered actzve aduit housmg pra}ect
‘ and 18 hole golf course. . _— ,

"'Page 70 Enwronmentaliy senstwe pianmng fcr this' golf course and active B
adult residential deve!opment (as prcposed in. HA’s March 13, 2003 document” - - -

* and repeated here in this report) will help protect the six endangered and/or - :
threatened mldlrfe species, and ‘chérr 6!’!1'.!(:3] Habitats.

| 'Nature COnservancy Memarandum Mnchae! Catama .

- ,Thfs memorandum Was 2 summary of chign recommend"nons made by the T

. then Vice: President of the  Nature. Consewancy to the, developer. These

- design suggestions ‘were made after reviewing.a conceptual pian’that had 3"
' significantly . smaller number of dwe! ing units proposed (approx. - 700). Mr.
- Catania had made” those writtan. commenis in"‘preparation for a, conferenc=
call with the developers whe had requested commerits and desu_;n assiszance
from-the. Nature -Conservancy. . Nearly . all of - the® recommendanons were' -
" accepted and resuited in. changes t the ongmai GDP design.- These changes
 resulted” in. greater. ‘protection of -environmentally . sensitive, area:’ - The -
devezioper however, " did subsequentiy increase the number of. proposed
dweﬂmg units in the. develeped area, Presen‘r:!y, the Nature Conservancy
o nemher appmves or osposes th:s apphca*aon ' s

- Thera !S one very notewcrthy comment in thls memorandum* “

‘ ‘:'Page 2 (3) G/verz a// of me af;:ave z‘ms szre pra‘;enés g un/que o,opc:m/mty zv o

- work mgemer 0 demonstrate. haw. demiopmenf mfghi‘ pmceeo’ ina way

T which addressEs S of thé a,opmpnare ecolpgical isEues while a/sd aadressing
- me Jocaf community’s concems -and ! needs and pmwa?ﬁg & reasonable

- économic return for the Endowwer ?73:5 ess‘efztfafly mears. z:hat z:be deszgn .

q-~ . "
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,@r the - prapased deve!opment 5/?ou1d pmceed hand i ﬁam” mm me o
. preparation of & fabitat conservaﬁorr plan, based upon the dats. wﬁ;ch we -
'+ have shared- withs you,. as wellas:the - recent - stiidies: which- ‘have been. - .
- conducted byﬁemetv/ogvcamssaaatas at y@ur (a’eveioper's) expense. -

We c:!te the later from Mr Catamas etter as rtdemonstrat&s to. the staff‘ that’
_ there is an-ability. to  have a balance of development and conservation o this
- site —-that s — to design some: ievei of development on this’site. whilestill ..
- respetting-the enwronmenml sensmwty of the ‘parcef. This has’ clearly been.
the most- ‘controversial_element” of “the proposed prOJect and’ this, -
‘ memorandum ‘demonstrates there is a middle ‘ground’ possible_in: ten'ns af -
- conservation rather than a.zero sum: posmon of no development at all. This

i an, .absolutely criticat. congderatzon for this pm}ect
Qu&stron[ﬁ’omment: o

Due to-thé controversial nature of me speaes and f?abriat /nformaz‘zon and
| impacts; the Sttt fas sought.a quafﬁed expert lo independerntly review the -
» Ham'at Evaluztion,: and comment ort the proposed” recomnmendations. . The

F-888

;?gadﬁ' -are . being reviewed . by Ms. Antoinnette S‘ap/o anm’ Emmnmenzal_ v ..

rentist with - JCA Assodiates; Inc.” Ms.. Sapic’s report fias been received

- -and: will be disitibuted to Board membels at the méeting. Ms. .S'apm .

. will be preserit at the meezmg,

7. - DEVELOPER'S AGREE?‘!EN‘T | |
The- foiicwmg changes’ are requested in ’me Develcpers Agreement

¢ New Section One tc be added that specxﬁcaily descnbes the pmject'

‘ apprcveci by the Piannmg Baard on the appropnate date A ccapy of

- the general plan sholiid be attached as new-Exhibit B -
s Attach atax map of. tne sub}ecr pmperty as Exhibit-C'

. ""E:asnng Section. on’ Impmvements becomes ‘:ECHOH Twe, wx’ch
- Paragraph:one listing the Specific on-site and oﬁ—szte improvemenits:for -
- which- the developer, will be. resmnsxbte j.e.; canstruchon of Intenor.ﬂ_

. . roads, improvements off-site to existing madways and intersections,
., extension: of watér and sewer infrastructyre, construction of sewer -

pump station, residertial -chibhiouse, -provision of altemate -access to
" Mefiartico Ponds,” mtema! bicyde and walkmg traz goif course and A

detention.pands.

ROV °

paragraph 24 T :

5 - « Sechon I - Aﬁordabie chsmg Contnbumn - chang@ all referenc&; m‘.«-. .

. Add.to exsshng Section 1, paragraph #9 an Exhlblt D whtch 15& all of..'f'"'. B
. the. local, . state, and -federal permits whfch will’ be"requzrad and'g ..
statement-this Exhsbrt could a!temamveiy be piaced m Sectmn II.I T

W2
12

25,000 per umt 1o $35,GDD -per; umt wﬁ:h -the calcuiahons czf;

,,,,,,,,

payments c:hangmg acc:ordmgiy threughout thls sectxan

18
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e Add.a- sechon ‘on the proposed owhershrp, mamtenance and
- mandgement of the conservation - area; mdudmg any proposed o o
g ,conservatzon easemems deed resmd:ons, partnershnp agreemen_i_s,g B
. Rewg/angagreedapan T ﬁ I e e o R
8. OPENSPACE .- .. .~ T ' o S
.. The open space. plan shouid dISC!OSE exact!y who mll be responSible for: . -
- managing ‘the: conservation. area. The- city- would. .encourage’ a: canservation” -
_ .- - group.or non-proﬁt ‘organization to have a partnershrp with the developer in .
.. maraging ‘this’ space, particularty In light of . the ownership. by .nonprofit .
orgamzaﬁons of other open ‘space’ in the dity,. and close. to this site. The. cr(:y e
~ does not.want to assume ownersth or the: assocxated mamtenance/habl 1ty e T
'..1concerns ' ‘ : , o S

: The. apphcant shou!d mdxcate the anﬁc;pated nghts of the pubhc and S K
. residents-touse the golf course. - It is. ncted that a deed resmchan will be -
: piaced on the go!f course prohlbrhng future canvers:cm o omer uses, :

h endowment would’ be esi:ablsshed to mamtam the open- space Is this stm"f
" anticipated? L

- uesimns C'omments. _ : Co
. What are the opern. 5pace management anangements?wu/ be managa—:f
‘ by a 'vnservaaen erganizaden : ‘ .
 w . What are public rights-to use of the gaﬁ‘ cawse? :
. Is a pemanent endawmem‘ gomg to be eszabﬁsﬁ@d 7

L8, .STGRMWATER | Vo o
The stdrmwater system Has: been desxgned ‘based upon the new NJDEP S
- ‘reguletions:~ and, the. Resideritial. Site - Imprqvement Standards, Defention. .~ -
~ -basins.are- located. throughout the: plarined. community. " The: city wald like
- . additional information on- the” basins ~ ‘particularty mforma’aen on whether as . -
o proposed the basins will actuaﬂy be wet ar d-ry hasins- and what the:overail
- drainagé scheme (conceptually) is’ for_the site” ‘(other thar just & system of
. bagins). Isthere actually enough-land with the number of units. proposed- for
" the basins”shown or the plafi?  The applicant should provicé sfte specific <+ -
" .groundwater: and SUNECE Water. analyses to astabish baselise o ctrrat s
" condions: Agreed What anﬁﬂegmdaﬁan sbateg;es are be;ng mnsfdered m S
profea‘suﬂiace waters?. T : ‘ IR e

' - guesbansg{;bmmeni’s :_ B

& . :.l' pmposed and the jand regiirements or same N Co
T T e Exaﬁﬁs/zacunentbase/me gfcz:fnenfcmdmms

-
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-, The apphcant has' submitted a: mwmepamd by Maser
“Consultirig .whidh. provides . .estimates: of the: trips 6~ be. genérated by the
‘development: The assessment md;cates that the development will be .

F-888

dassified by the NIDOT as a: “Major. withy Planmng for two redsons:: 1) the

" expected. two-wdy: dally-traffic “volume resulting from “the" devetopn'gent
... exceeds 500 vehicle: trips: dlrect!y accessing a state: Thighway: (3,670 'vehicles *
. “'per day are projected, not including the ‘golf .¢ourse) and 2). the expected. .
-~ peak hour volume resultmg from “the: -development | exceeds 200  trips

" assessing a state hlghway (249 are DFOJECtEd in A peak not mt:ludmg gdf

course)..
This is.a d;ﬁic:ult component of- the p{an as. i same sense n‘: ;s a chncken and”

impacts to courty and city streets in' the surrounding nesghborhocd and inthe-

- adjacent rsadway network. - The developer should dearly state. in the
_Deveioper’s Agreement that they are -prepared to pay the full il cost to sbate:

any impacts - tey: will’ have on the- level of: service to. Route 49 and the .

- adjacent roadway network. - A detailed Tmﬁ*?r: Impact Anatys:s woqu therr be

- - required for preliminary approvai ‘Absert-those’ ‘commitrnents, the impact

- . analysis should be conducted prior to GDP appmva! so future ﬁscal fmpacts to
the city could be determmed oL o

g ‘The Trafﬁc Impact Assessment mdudes a page xlfuszratmg ‘he drsmbu'aon of .

site generated. traffic ‘and aisc NIDOT provzded traffic volume . c!ata for thns
. corridor. . The Impact Study should include an anakyszs af- seassna! peaks, -
- since there is a: large fluctuation - in . fraffic along” this- corrido during: the

summer months (shore trafnc) The tummg distribution chart. presemed
should be wesghted since..more. traffic coming. and going . o and’from Hally:

. dege w;l II: from Millviile, Route 55- and poiRts’ West, - The second entrance for B
~ the -Golf Course and"Ciub House is- rigt. menticnéd in the Tepdrt The © -

. additional” traffic generated by these facz mes obwous}y need to b-e
‘._mcomorated in tﬁe anaiyss P )

i

- The assessment by Maser mciudes mformatcnen zmprowmen’ts pmposea by

the"Shore Connection Commrt@e,” Wh;ch mdudes a double left land - fmm

" Route 55 onto East Rt 49 cantmumg 0 a merge at Burns. Road s well as a
-néew traffic sidnal at Rt. 49-and Cou‘rt" Bhrd. and. an extended left tom fan€on
"Wad{a Bivd Dependmg on. tne Bﬂmg by

Rt 49 westbound mmmg sout:n eh

' iegg quedtion- that is, the NIDOT. will dictate what improvemernts will be
_required . of the developer, and therefore: the. deve{eper does .not have much -~
,ab;hty tn’ propose | eﬁ'srte improvernents at this: stage. | The developer has -

+ . indicated -that- they “will mmply with. - all reqmrements of the. NJDOT _
‘However, traffic impacts are.a spex:lﬁc, concem of the public and there wilk be e
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o .+ The projéct estimates the total buﬂdout of the prcaect tg take 18 years, with "
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NJE)OT for these nmprovements the apphcanr may have to mdude or pay for N \

a f‘a!r share portion- of these 1mpmvements

In addrtlon to the lntEI‘SECtIOHS hsted for, study in the report the Holly Hetghts K |

dnveway shouid also be analyzed fcr mommg and aftemoon peak trafﬁc

Qusﬁans[ﬁ'omments

| " What are anticipated. traffic, xmpact(; and /mprovemenm off .SYiE [a/ong |

Rouite. 49 and afrecied /ntefsecﬁans)?

; 3',' . Is a’eveiopef wxlkng o pay. for AUDGquurred /mpm vemenﬁs'?
e e 1mpmvemenis* proposed to Sﬂore Connecbon Comm;iz‘ee o

11, PHASING SCHEDULE -

112-160 houses built. during each phase. The residesitial chibhouse, utiities . =~ ©

: The apphcant should md cate m wh;ch phase the resxdentla recreatmn o

‘and. golf ¢ourse would be- built nn phase 1. The balance cf the golf course. ST
' would be Constructed in Phase 2 o o ‘

components wauld” be comp!eted and: when the golf cubhouse would be JRBEY

constmr:ted L ¥
' o Qum&ansﬁﬂamggents'

I whidh pﬁase wil res;denaaf recreaizon camponem‘s and. gaff

duz?ﬁouse be commed?‘

rrrrrr
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1,{ E Apphcant should mdncata the numbe.r of hmurs spent suweymg at me srte
.0 - -during disk; dawn; and: mght Hime hours s
.+ "2 . Tha:Applicant’s habitat evaluation «prcrfessmnai !ﬂdlCﬂtEd ﬁza*f overxieyears qf. ' ';

UZ:{UPM Frqm-PARKER MCCAY +8585268326 T-139 P.037/038 F BBE
e , o
CoLL vl - a 'hﬁmnmk

Commentsﬁamﬂs Torl Sapio, JGMss_'aaates A A, :_
" Review efHaanrEva/uamv Report . - | - o

data exists for stiidies performed at the adjacerit presewe. ‘We recommend -~ - - L.oL
. that the applicant. mdlcate whether thss ‘additional data - would:be. relevant:to-- LA

. this’ site: and’ whether 1t has b&n mcorparated mto me repomng far. tfxe- ‘
. subjectsite.” . It

© .3 - : The- Applicant’s: habri:at evaiuanon profﬂﬁs:onal surve';red the srte using .-

several.field methods. -~ The drift fence cni!ect!om meﬁaod ‘was. especially. -
productive . .and collected’ several speciés. ~We'r recommend - that” the ~
- professional indicate the rationale for the: piacement (location) of the ferices’
- -and indicate whether & fence should have’ ‘been placed praximate. to- the: -
o prcposed resadentrai area and the ad]acent: preserve at the w&ster ;

LY

. - - E
P .
oy s
-
¥
. i -
; .o oo
= . Gt
” - .o ’
..... e IR
B -
- ..
Lo Iy .
L I o e PR, R -
- . . . N R
~ - e R .
- L e
" TN n - ‘ L
L e
: n 1

N - -



12-08-04 02:40pm  From-PARKER MCCAY +8565866326 T-138  P.038/038 F-868

+

. KEY CONCERNS FROM THE pmnmc/snsmssmns REVIEW .
MILLVILLE 1350 LLC GENERAL DEVELOPMENT PLAN APPLIC. ~ .

~ -
P

‘a)  #of unrts and lot si7es” # of unrts to be determmed Grice encmeermg
' - work, begins; developer has sugdested 6,000 sf avg: Jot size; min, of 5. 460
-and a max. above 6,000= will deoend on. the ccmal housmg urms selecteci
: based or market rese=rch - SRR R .

hy doilar amount of. aﬁordable housing: conmbutaon-agrea@ to provi deg .
R per umt ﬁaura pegged to the COAH regu ah@ns— probab y’ $3S GGD per unft -

- c) “mtenor sﬁ‘eot deszgn:wx be coped sys‘em ty ra ihto main boufevam .
. - no.homes wiit front-on thé mmain:boulevard- all on intarior stréets; fingl aes;gn ‘
ta'be prese.xnted at prehmmaw srte P an/subdmsxon aocrowaf‘ .

o d) . :aitemate access to Menanhco Ponds an. ai’cemar_e arcess wm be provxded
- and either be located on the prcperty Just west of the exxstmg ECCEQQ aor lt a .' o
~ wsil utilize the austxng accass : - . . Lo

-y »buffer along RL. 49 ’r‘rmtage have propcsed 3 75 laudccar;ed befm aiong'
‘ the ‘r’cntacze staff will agree- W th th:s s

hnd v - " . P

>

municipal water/seswer 5.9 ao if dubhouse =opICERT will orovide fniceat L
L HELE J"S.rmr tre} \_.LD{"OLI% A o
B oﬁ" sﬂ:e !nfrastructure ;mprovements dxrect nmpacrof [JTD]ECI: S

anpiicant zgrees. to’ pay orotrata sﬂare af’ of'sxte project moac.*rs nct Ldmg
o ’J‘cT’lC 3 '*Eter-mned by NJDOx and uulmes as c:et:r-nmed 3\/ Cn:y Enmre"a'

= :h)-" preparahon Qf Habrt—at Conserva’cxon Pian an,d Tun‘ Management Ptan at -
Lo prel mmary aﬂpmva} . appl feant: ﬁm‘ﬁﬁ R

. C v .o Y

PRI

Ty 'Addrbonai danﬁcabons £ the Deveiapers Agreemeﬂt.* app[icant agrees S
oot recommendamons ﬁar Devel opers Agreament ; o

— .j}";',‘_ o Managemem‘: of Open Sbaca " czty does not wan%f ewnershlp, wﬁF ﬁnd 7 f -
RS R l'mnservatxon gmup to owm and/or n‘;anage the 941 acres AN L
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| {._.,.stonnwatersysi_:_em danﬁcabon -Basin system propased dosed system ‘
'_;'-m gch‘ course : .

N OfF site. Trafﬁc lmpads Fuil blown n‘aﬁ‘ c smpar:t study will tre mﬂ:xated _
. Taﬁ:er pre-apphcatmn meeting with NJDOT; several intersections prqgosed for ’
. ... upgrade and will'work in. conjunct:on wrth recammendahons of Shore..
- Connection.Committee; looking at lmpaczs from Wade Blvd to. Union Rd
‘exact impacts: and mit}ganans wm be presented at orehmmary appmvat

"
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