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Intreduction

The tand Use elsment is one of the three Master Plan elements required under the N.J. Municipal Land

Use law, in additicn fo Goals/Objectives and Housing. The land Use element examines current

development and sefs o vision for fulure development.

Green Township is 16.5 square miles in size and is located in the southemn part of Sussex County. lis

ne|ghbor|ng municipalities in Sussex County are Andover Borough and Freden, Andover and Byram

Townships and s neighboring municipalifies in Warren County are Frelinghuysen and Allamuchy

Townships. The villages within its limils are Greendal! Huntsville, Tranquility, and Hunisburg. The main
highways servicing the Township are Couny Route 517 in the southeastern end and Route 519 in the

northeastern portion of the Township. Aside from a ridge forming the southeastern border with Byram

and some scaflered glacial topegraphy, the Township is generally flat and well suited for agriculiural

purposes, as well as, proposed housing developments.

Gresn Township is a predominantly rural town with @ mix of aclive agricultural lands, residential

development and small areas of industial and commercial land uses. The Township has remained this

way for many years, but proximity to Intersiale 80, Staie Route 206 and the continuing development

- pressure‘fhaH5':-=FOUndfi"through'our--'lh'é*;i‘;'i'czte"hdﬁ Begum to-affeer iz ‘quiet Township characierized by farm ™

fields and rural lanes.

Populations Trends, 1930 to 2000

Green Township Sussex County New Jersey
Change Change Change

Vear |Population| Number | Percent |Population Number | Percent | Population| Number | Percent
1230] 539 - 27,830 - - 4,041,334 - .
1940] 540 | 0.2 29,632 1 1,802 6.5 4,160,165 118,831 2,9
1950 596 56 10.4 34,423 | 4,791 16.2 4,835,329 675164 | 16.2
1960 854 258 43.3 49,255 | 14,832 43.1 6,066,78211,231,453] 20.3
1970 1,343 489 37.3 77,528 | 28,273 574  |7371,112{1,104,330 18.2
1980 2,450 1,107 82.4 116,119 ] 38,591 49.8 7,365,011 463,899 | 4.5
1990 2,700 259 10.6 130,943 | 14,824 12.8 7,730,188| 365,177 | 5.0
2000 3,220 511 8.9 144,166( 13,223 101 [B,414,350| 684,162 | 8.9

The U.S. Census population for the Township was recorded at 2,709 persens in 1990, The population
of Grean Township had risen 1o 3,220 as of the 2000 Census, resulting in @ populaiion increase of

18.9%. This and future population increases could resulf in o considerable demand for new
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development. The infent of this land Use Plan is to anticipate this growth and put forth o proactive plan

to accommodate this growth without sacrificing the rural character thal makes Green Township such a

unigue community to live and work in.

Citizen Survey

in 2002, the Green Township Planning Board performed a comprehensive re-examination of ifs Master
Plan adopted in 1988. Part of this re-examination process was a public survey sent lo every resident in
the town asking five important land use questions of the public. Portions of the survey and the findings

are reproduced below to illusirate the content and extent of public input that went into the current land

use scheme being examined at this fime.

It seems that recenlly there has been much public and private discussion concarming
the need for open space and land preservation, while at the same fime suggestions
that Green needs lo increcse o some extent its commercial ralable base fo help
alleviate some of the tax burden that is largely being paid for by residential property
owners of this town. Currenly Green ranks 22 out of the 24 Sussex Counly
municipafifies in terms of percentage of propery faxes that are paid for by its
commercial sector. On a "line-item’ basis, Green ranks 23" in Sussex Counly in terms
of the percentage of ils total linedtems [properfies) that are designated as improved
properhy.

As the Planning Board ponders the current demographic reality regarding the
composition of our municipality, coupled with the significant lax burden distributed
almost exclusively among the residential property owners, we find ourselves af point
in fime that may significantly shape the next stage of evoluiion for Green Township.
There are several conceptual queslions o be considered now:

1. Do we siay almost exclusively rural and hy to preserve the “status quo” of
where we are cusrently with regard 1o planning for any future developmeni?

2. Do we Iy and expand our commercial ratable base aggressively in o ques!
for some sorl of significanl tax relief®

3. Do we try and expand our commercial ratable base on @ more modest level
to allow for ot least a greater balance between commercial and residential
uses, while at the same time perhaps providing some increased level of job
opporiunily for members of our community@

4, Do we encourage additional residential development 1o create new
neighborhoods in what would ofherwise be a rurdl selting? s it important that
children (present and fulure) have a “neighborhood” o ploy in, versus being
on a sparsely developed county or municipal road?

5. When considering fulure  subdivisions, should we encourage  “cluster

development’ with on cpen space componen!, or regular lorge lof
subdivisions?
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Survey Results

1.

Would you like o see Green Township aggressively pursue an increase in
commercial ratables through rezoning of certain areas from residential to
commercial, and reviewing the criteria of the exisling commercic! zones?

YES 38 NO 156 UND 2

Would you like to sse addilional commercial growth and development ot @
more moderate pace with a focus on perhaps revamping the criferia of

existing commercial zones and only making limited zone changes from
residential to commercial2

YES 78 NO 11 UND &

Would you like to not have any addilional commercial development beyond
what presently exists or potentially could be built based on current zoning?
YES 105 NO 82 UND 8

Would you like Green to have a commercial “Town Cenfer: of some type

(usually a collection of slores catering to somewhat daily needs along with a
restaurant - either with or without apartments abovel2

YES 87 NG 102 UND 7

Would you like to see additional residential development on o large lot basis
{ypically 3-1/2 or 5 acre lois|2

YES 126 NO63  UNDZ

Would you like to see additional residential development ulilizing a “cluster

concept” (the same overall number of homes but on smaller lots with the
remainder portion of fhe tract dedicated to open spacel?

YES 31 NO 157 UND 8

Should land preservation and open space be our top pricriy in an atiempt to
resirict fulure development of any kind?®

YES 127 NO 65 UND 4

IF you answered NO 1o #7, should fand preservation and open space ot least
be a strong focus along with responsibility planned future development.
YES 73 NO 11 UND [N/A]

Are you willing to pay with additional tax dollars for more open space —
either through purchase of development rights or fee acquisition of praperty?
YES 23 NO 24 UND 2

10. Should we encourage some type of senior housing?

YES 28 NO 86 UND 12
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1'1. Would you like o see increased employment opportunities (fullime/parttime)
through additional commercial developmeni@

YES 73 NO 11 UND @

12, I additional commercial growth is sought, as a somple wish list please
indicate the fypes of development you would like to see.

Golf Course Y-84 N-112
lce Arena Y-51 N-145
Day Care facility Y-88 N-108
Gymnastics facility Y~52 N-144
Office Bldg (3 sty max] Y~-75 N-121
Doctor/Lawyer Office Y~117 N-79

Service Station Y-32 N-164
Chain Restaurant Y-24 N-172
High-tech industrial Y-59 N-137

Relail home/garden products  Y-63 N=-133

As residents of Green are aware, in late July of this year a Planning Board Survey was
sent o all residential property owners within the Township. The purpose of this survey
was fo aid the Pianning Board in is review of the Land Use Plan element as a part of
the overall reexamination of the Green Township Master Plan, The results of the survey
have finally been tabulaled, and are being prasented in this issue of the Grapevine.
There were 196 surveys retumed out of the 1,114 residential properfies within the
Township. This represents a 17.6% response rate. While many members of the
Planning Board were please with this rate of response, | personally was disoppointed.
With such a hectic pace of life seemingly the norm nowadays for many people, the
opportunity for the average resident fo voice their opinion fo “City Hall" (or in our case
the local government bady! is something there ordinarily never seems fo be enough
time for. Yet growlh and davelopment confinve fo be lond seemingly always have
been| hotbed issues in Green. Now, with the recently {and narrowly) passed school
referendum adding to what almost averyone agrees are clready excessively high
property laxes, the issues of growth (from o population and development standpaint)
would presumably be of paramount concern to all our residents.

While this survey was meant lo be a ool for the Flanning Board, its results would
nonetheless be influential on the governing body as well. By making the results of this
survey public, elected officials are forced to “iake nolice” to some of the concerns
and/or wishes of the ciiizens in this community. Almost all of the questions in Ihis
survey have direct implications on the existing zoning. The Flanning Board can only
make recommendations as it perlains ‘o changes in the zoning ordinance or the
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rezoning of land. It is ulimately the Township Committee that adopls the zoning
ordinance and makes all decisions regarding any potential changes to it. Therefore,
nct only was it important to let the Plonning Board know what the community felt
regarding fulure land use, it may have been even more imporiant io let the governing
body know as well. || seems a shame that more people did nof take the couple of
minutes it would have required fo fill out the survey and have their voices heard. A
17.6% response rate is nof exactly “staisically significant” considering the imporfant
nature of the topics discussed ond how they would likely have a direct impact on each
und every residential property owner within the community.

That being said, | would like 1o thank all of the people who did retum their surveys. In
reviewing the results, it is important that there was a rother diverse range of responses,
with some strong underlying themes indicated. Generclly, there seemed I be a lot of
peaple who echoed the theme “leis keep Green Township GREEN". There were a
surprisingly high number of people who liked the idea of o Town Center, but only if it
was weli thought out and not too large. Open space end land preservation was @
strong concern for a majority of survey respondents. The idea of senior housing gained
more support than opposition. As far as pofential commercial uses thai the Township
should consider, the strongest support was for professional offices (doctor/lawyer,
elc.). Also goining notable support among the choices givern was a golf course and
day care facility. Among the choices that were writien in — there were several mentions

for a family restaurant {nonchain typel, ice cream shop, anfique store, coffes/bage!
shop, and bookstore.

Ol the 196 respondents, 83 were harddine against any commercial growth at cll
lanswering NC 1o question #1 and 2, and YES to question #3). Yet surprisingly,
among this hardine group, 21 people onswered YES fo having a town center
[question #4), and 41 answered NO to encouraging senior housing {question #10).

Several respondents commented that with regard fo quesiions Ne. 1 - 3, they are
unaware of what the existing zoning in the Township was, and where the zoning
boundaries were. This is o valid poin, and what should be noted is that anyone
wishing to leam this information should stop by the municipal building where the
zoning map and zoning ordinance are a matter of public recerd and are available for
review at any time during business hours.

27 surveys suggested fof zoning of 7 acres or more — mostly in response to the
C.AR.E. lefter that was sent out just prior lo the survey.

Current land Use and Land Cover

There are two ways af looking at what is the current sfate of land use in the Township. The first is io
reviaw the fax records of the Township and tally the land classification data, This provides a lock at the
mix of land uses, or economic use categories in the Township. The other is fo look at the Land Cover

Date compiled from aerial phoios and habital information.  This provides o look at the land cover, o
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the envirenmental use categories in the Township. It is clso useful 1o examine the latest cerial

photographs of the Township fo get a ‘bird’s eye view' of the development pattem of the Township.

Since we look at two different data sources to determine the landscape characleristics of the Township,
we wind up with two different calculations for the total land area of Green.  The examination of the iax
records reveals a folal of 10,093 acres while the analysis of the land Use GIS data caiculates a tofal of
10,408 acres, The exclusion or roadways and other township areas not incorporated into the tax
database, as well as rounding during calculations and possible errors in the original data sources can

exploin this discrepancy. Nevertheless, the Township is approximately 10,000 acres and the relative

numbers and percentages hold frue since each is based on similar data.

Green land Use Summary
Based on 2005 Township of Green MOD IV Electronic Tax File

Tax Classification | # of Parcels| % of Total |Total Acreage| % of Toial | Net Taxable Value % of Total
Vacant Lland 110 6.87% 591.22 586% | $15,418,200.00 2.76%
[Residential 1090 68.08% 2377.50 23.56% |$440,573,500.001 78.73%
[Public School 10 0.62% 36.09 0.56% $18,756,900.00 3.35%
Properly TP B R o BN RO N
Other Scheal 3 0.19% 2.60 0.03% $211,100.00 0.16%
Property
jPublic Properly [oh% 4.31% 877.86 8.70% $2,658,400.00 1.73%
Church and o] 0.37% 13.96 0.14% $2,342,500.00 0.42%
Charitable Property
Ceameleries and 4 0.25% 34.10 0.34% $721,100.00 0.13%
Graveyards
Other Exempt 4 0.25% 617,43 6.12% $4,920,000.00 0.88%
properties
Farm (Regular] Q2 5.75% 162.78 1.61% $40,358,600.00 7.2V
Farm (Qualified) 185 11.56% 5251.69 52.03% $1,628,700.00 0.29%
Farm {Total] 277 17.31% 3,414.47 53.64% | $41,987,300.00 7.50%
Commercial 20 1.25% 58.44 0.58% $7,991,600.00 1.43%
Ilndustri0| 6 0.37% 49.01 0.49% $15,428,500.00 2.76%
[Personal Property 2 0.12% 0.00 0.00% $920,156.00 0.16%
Telephone
Total 1601 100.00% | 10092.70 | 100.00% |[$559,629,256.00 100.00%

As is clear from the summary, the largest land use category within the Township in terms of acreage is

regular’ and ‘qualified’ farmland, which represents approximately 5,414 acres or 54% of total land
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orea. There is o mixture of tradilional row crop agricullure, smallscale lvestock operalions and
managed forests under woodlot assessment.  These 5,414 acres represent $41,987,300.00 of total
assessment or 7.5% of the folal nel laxable value. This percentage is lower than the acreage
percentage because most of these lends are enrolled in the State’s farmland /woodland assessment
program [‘qualified farmland'), which assesses properties that semain in woodland/farmland at a small
perceniage of market value. ‘Regular farmland' refers to farmhouses or other buildings that might
accompany ‘qualified’ ceres but that cre assessed at values comparable 1o other properties in town:

however, many of Green's 'qualified’ acres are not accompenied by any farmhouses or olher buildings.

The second largest land use categary within the Township in terms of acreage is residential, which
represents approximately 2,377 acres or 24% of fofal land area.  This land use category is
predominantly single-family homes at a rural density of ane unit for every 5 acres or more. There are
limited pockets of more dense residential development, such as the Lake Tranqulity community or around
smaller, rural hamlets at road intersections.  These 2,377 acres represent $440,573,500.00 of tolal

assessment or 78.7 3%at the tofal net taxable value, by far the largest contributor to the local tax base.

Public property and other exempt properties represent the third largest calegory of lands in the
Township. These uses folal 1,495 ocres or 15% of the tolal land area. Vacant land is the next largest
category of land use at 59Tacres or 6% of the tolal land area. Commercial properly represents less
than 0.6% of the Township at 58 acres and Industrial properties are less than 0.5% of the Township af

49 acres.  The remaining arecs of the town are composed of public schaol properties, cemeteries,

churches and ofher, private school properties

land cover classification is an examination of the land cover classifications and their relative numbers

ond sizes determined by NJDEP using the 1995/1996 siatewide multispectral digital aerial photos.

The following chart is a summary of land cover types in Green.
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Green land Cover Summary
Based on 1995/96 NIDEP Land Use/land Cover
% of % of
Land Use Classification Acres Subtotal | Total
Residential, Rural, Single Unit 762.442 | 18.32% | 7.33%
Residential, Single Unil, Low Density 141.509 | 3.40% | 1.36%
Residential, Single Unil, Medium Density 133.366 | 3.20% | 1.28%
Residential, High Density, Multiple Dweliing 0.99 0.02% | 0.01%
Agriculiure 2795.238 | 67.17% | 26.86%
Commercial / Services 30.798 0.74% | 0.30%
industrial 13.201 0.32% | 0.13%
Transportotion/Communications/Ultilities 58.748 1.41% | 0.56%
Other Urban Or Buil-Up Land 185.884 | 4.47% | 1.79%
Recreational Land 39.06 0.94% | 0.38%
Subtotal - Developed Lands 4,161.24 | 100.00%;39.98%
Forest 3575768 | 57.24% | 34.35%
Brush/Scrubland 1246.608 | 19.95% | 11.98%
[Wellands 1201 444 | 19.23% | 11.54%
Barren Land 32.404 0.52% | 0.31%
VVaier 191.136 3.06% 1.84%
Subtotat — Natural Lands {Inc. Open Space) 6247.36 | 100.00%|60.02%
TOTAL 10,408.60

In slight contrast to the land use siudy, agricultural areas are not the targest land cover designation. No
single land cover type dominates the Township. The largest land cover type is forest at 3,576 acres or
34% of the total land area.  Agricultural lands are the next largest land cover type al 2,795 acres or
27% of the Township. Brush/scrublands and wetlands each account for another 12% of the lotal land
area at 1,246 acres and 1,201 acres respectively. Residential singlefamily homes at rural densities
are the next largest designation; at 7% of tofal land cover or at 762 acres, this is the largest developed
land classification. Al residential land classifications (Single family Rural, Single family Low Density,

Single family Medium Density ond Mullifomily High Density) total 1,038 acres or 10% of the total land

ared.

The discrepancy between 1,038 acres of residentiat land cover and 2,377acres of residential land use
is explained by the fact that many of the residentiol parcels in the land use study have other types of
land cover on them, including forests and sufface water.  Industrial and commercial land cover

designations total .43% and reflect a similar minority ranking as seen in the land use study.
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The subtotal of developed land coverage is 4,161 acres or 40% of fotal land cover for the Township, in
conirast fo the 6,247 acres, or 60%, of natural land cover, This reinforces the assertion That the majority

of development in the Township is spread over low-densily rural neighborhoods interspersed amongst

largely undeveloped tracts of farmland and foresland.

Surface Water and Watersheds

Green has nearly 100 lakes and pends of which five are named water bodies. These include Loke
Tranquility, Buckmire Pond, Turtle Pond, Redings Pond and Grass Pond. These lakes and ponds accupy
a lotal of 226 ocres, or 2% of the lolal area of the Township. Three main watercourses, the Pequest
River, Trout Brook and Bear Brook and their tibutaries and streams serve Green Township. These lakes

and ponds are linked in three main hydrologic systems, the Pequest River walershed, The Bear Brook

Walershed and a small section of the Musconetcong River Walershed.

The Pequest River drains most of the Township. Other streams in Green Township are Bear Braok in the
southwesterly portion of the Township and Trout Brook in the easterly portion of the Township. Both Bear
Brook and Trout Brook are classified as FW2-TP (C1). The Category One {C1) designation for water

bodies indicates the highest level of protection accompanied with o requirement of @ 3004oot buffer

zone fo restrict development and protect water quality.

Green Township is located within Walershed Management Area (WMA] 1- the Upper Delaware River
Watershed. Wilhin the Upper Delaware River Watershed, there are further drainage area designations
delinected by hydraulic unii code (HUC] designations. The system starls with the largest possible
drainage areas and progressively smaller subdivisions of the drainage area are delineated and
numbered in a nested fashion. A drainage area with a hydrologic unit code (HUC) designation with 14

numbers, or HUC-14, is one of several sub watersheds of a larger watershed with 11 numbers, or a
HUC-11,

Three HUC-11 divisions exist in Green Township, the Musconetcong River [chove Trout Brock], the
Pequest River (above/including Bear Swamp) and Bear Brook. Within Green Township's borders, one
HUC-14 exists within the Musconeicong River HUC-11, Cranberry loke/Jefferson Lake and Tributaries.
Within Green, four HUC-14s exists within the Pequest River HUC-11, Trout Brogk/Lake Trenquility, New
Waywanda Lake/Andover Pond Tributary, Pequest River {Trout Brook to Brighton} and Pequest River
{above Brighton). And the final HUC-T1 division in the Township, Bear Brook, cansisls of two HUC-14s,
the Bear Brook and Bear Brook {Sussex,/VWarren County).
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State Planning Areas

The State Planning Commission adopted the State Developmeni and Redevelopment Plan [SDRF) on
March 1, 2001. The SDRP also undergoes a pericdic cross acceplance process with State, Couniy
and local officials reconciling the Stale Plan with local conditions and zoning. The SDRP confains a
number of goals and objectives regarding the fulure development and redevelopment of New Jersey.
The primary objective of the SDRP is to guide development to areas where infrastructure is available,
New growth and development should be located in ‘centers’, which are ‘compact’ forms of
development, rather than in ‘sprawt’ development. The overall goal of the SDRP is to promote

developmeni and redevelopment that will consume less land, deplete fewer natural resources, and use

the State's infrasiruciure more efficiently.

The 2001 SDRP identifies Green as pari of the PA 4A Rural Envirenmantally Sensitive (3946.7 acres or
49.6% total land areal, PA 5 Environmeniclly Sensitive (5162.1 or 37.9% total land area) and various
park designations [1299.7 or 12.4% fotat land areal Planning Areas.

Planning Area 4B — Rural/Environmentally Sensitive

Some lands in the Rural Planning Area PA4 have one or more environmentally sensitive features

qualifying for delineation as Rural /Environmentally Planning Area PA 4B.

According to the SDRP in the Rural/Environmentally Planning Area, PA 4B, the intenlion is the same as
the underlying Rural Planning Area, PA4, and that is fo:

s Maintain the Environs as large contiguous areas of farmland and other lands;

e Revitalize cities and towns;

*  Accommodate growth in Centers;

¢+ Promote a viable agricultural industry;

o Protect the character of existing, stable communities; and

s Confine programmed sewers and public water services to Centers.

The objectives of the Rural/Environmentally Planning Arec, PA 4B are those of the Environmentally

Sensilive Planning Area PAS,

The State Plan provides for "the protection of erifical natural resources and for the maintenance of the
balance between ecological systems and beneficial growth.  The ecolegical systems of the

Environmantally Sensitive Planning Area should be protecied by carefully linking the location, character
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and magnitude of development to the capacily of the natural and built environment to support new
growth and development on @ longterm, suslainable resource basis. large contiguous area of
undisturbed habitat should be maintained to protect sensitive natural resources and systems.  Any new
development that takes place in the Environmentafly Sensitive Planning Area should capitalize on the

inherent efficiencies of compact development patterns found in existing Centers”.

Moareover, the SDRP states thal, Rural Plarning Areas aeed strong Centers and that Cenlers should afiract

private investment that otherwise might not oceur.

Planning Area 5 — Environmentally Sensitive
According to the SDRP, the Environmentally Sensitive Planning Area contains large contiguous land
areas with valuable ecosyslems, geological features and wildlife habitats and that the future

environmental and economic integrily of the State rests in the protection of these irreplacecble resources.

PA 5 is vulnerable to damage of many sorts from new development in the Environs, including
fragmentation of landscapes, degradation of aguifers and potable water, habilat destruction, exfinction
of plant and animal species, and destruction of other ireplaceable resources, which are vilal for the
preservation of the ecological infegrity of New Jersey's natural resources. Perhaps most important,
because the environs in PA 5 are more sensifive fo disturbance than the Environs in other Planning

Areas, new development in PA 5 areas has the potential fo destroy the very characterislics that define

the areq.

According to the SDRP in the Environmentally Sensitive Planning Area, PA 5, the intention is to:
= Protect environmental resources through the protection of large contiguous areas of land
¢ Accommodate growth in Cenfers
¢ Profect the characier of existing stable communities
o Confine programmed sewers and public waler services to Centars

e Revitalize cities and towns

The State Plan provides for “the protection of crifical natural rescurces and for the maintenance of the
bolunce betwveen ecological systems and beneficial growth.  The ecological syslems of the
Environmentally Sensitive Planning Area should be protecied by carefully linking the location, character
and magnilude of development fo the capacily of the natural and built environment to support new

growth and development on a longterm, sustcinable resource basis,  large contiguous area of
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undisturbed habital should be mainiained lo prolect sensitive natural resources and sysiems.  Any new
development that fakes place in the Environmenially Sensitive Planning Area should capitalize on the

inherent efficiencies of compact development patierns found in existing Centers”.

Moreaver, the SDRP states that Envirenmentally Sensitive Planning Areas need sirong Centers and thai

Centers should attract privale investment that otherwise might not occur.

Of Special note fo this Land Use Plan for Green Township is the presence of o Village Center in the

SDRP in the adjacent Andover Borough. This will be discussed further in the Lond Use Plan.

New Jersey Highlands Water Protection And Planning Act Planning Areas

The legislature and Governor passed the N Highlands Water Protection and Planning Act [Highlands
Act) in 2004. Under the Highlands Waler Profection and Planning Act, the maiority (96%) of Green
Township is designated as part of the Planning Area of the Highlands. The remainder (4%) of the South
East corner of the Township, portions of the former Stuyvesant Estate, is in the Preservation arec. Al the
lands in the Township designaled as Preservation Area are public open space as part of Allamuchy
State Park.  The Planning Area is the portion of the Highlands that is not subject to the same lond use
controls as the Preservalion Areas; however, the Highlands Regional Master Plan will create o
comprehensive approach 1o land use designed to profect drinking water supplies for most of norhern

New Jersey. It is anficipated that the Highlands Regional Master Plan will have some impact on Green

Township.

This section will describe the known impact of this legislation on the Township, but the newness of the
Highlands Act and s regulations, combined with the impending Highlands Regional Plan siill leave

many questions unanswered and only time and experience will paint a full picture of the Highlands Act's

impact.

The Highlands Act designales 88 municipalities in New Jersey in seven different counties as constitufing
the New Jersey Highlands Region. Communities in Bergen, Hunterdon, Marris, Passaic, Somerset,
Sussex and VWarren Couniies are dll included in the Highlands Region. This region encompasses cbout
800,000 acres or 1,250 square miles and is divided into two seporate areas. The inlerior area within
the region is the "preservation area” or the Cere and is roughly half of the region. The remaining orec

of the region is the “plonning area”. The preservation area has the most stringent controls on
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development and the strongest water quality proteciions in the region. The maijority of Green Township

is in the planning area.

The Highlands Act creates a 1 5-member Mighlands Council o create a Highlands Management Plan
and draft and implement regulations for the region. The membership of the Council is appointed by the
Govemor and consists of eight residents of the counties in the region, five of whom would be slected
municipal officials and three of whom would be elscted counly officials. Of these eight people, there
would be at least one residens from each of the counties. The other seven members of the council would
consist of seven residents of the State and would represent farmers, environmentalisls and the business

community. The Governor reserves the right to velo any action of the Highlands Council.

The Highlands Act mandates that the Highlands Council shall prepare and adopt a regional master plan
for the Highlonds Region. The Highlands regional master plan shall be periodically revised and
updaied cf least once avery six years. The Council shall not adopt the Highlands Regional Master Plan
unless it recommends receiving zones in the planning area and fhe capacily of each receiving zone for
the Transfer of Development Rights program authorized Highlands Act.  The Highlands Council will
submil the plan to the State Planning Commission for endorsement pursuant to the rules and regulations

adopled by the State Planning Commission. The Stale Planning Commission review shall be limited to

the planning area only.

The goal of the regional master plan with respect lo the entire Highlands Region shall be to protect and

enhance the significant valuss of the resources. The goals of the regional master plan with respect io

the preservation area shall be:

(1] Protect, restore, and enhance the quality and quantity of suface and ground waters therein;

|2} Preserve extensive and, fo the maximum extent possible, contiguous areas of tand in its
natural state, thereby ensuring the centinuation of o Highlands environment which contains the

unique and significant natural, scenic, and other resources representative of the Highlands

Region;

{3) Protect the n;ﬁurul, scenic, and other resources of the Highlands Region, including but not

limited to contiguous foresls, weilands, vegetated stream corridors, sleep slopes, and critical

habilat for fauna and fiera;
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(4} Praserve farmiand and historic sites and other hisioric resources;

(5] Presarve outdoor recrection opportunities, including hunting and fishing, on publicly owned

lond;
[6) Promote conservalion of waler resources;
(7} Promote Brownfield remediation and redevelopment;

(8] Promote compatible agriculiural, horticultural, recreational, and culiural uses and

opportunities within the framework of profecting the Highlands environment; and

[Q) Prohibit or limit to the maximum extent possible construclion or development which is

incompatible with preservation of this unique area.

The goals of the regional master plan with respect to the planning area shall be to:
(1) Protect, restore, and enhance the quality and quantity of surface and ground waters therein;

(2) Preserve to the maximum extent possible any environmenially sensilive lands and other lands

needed for recreafion and conservaticn purposes,
(3} Profect and maintain the essential character of the Highlands environment;
(4] Preserve farmland and historic sites and ofher historic resources;

15) Promate the continuation and expansion of agriculiural, horticulturat, recreational, and

culiural uses and opportunities;

(6) Preserve autdoor recreation opperiunities, including hunting and fishing, on publicly owned

land;
17] Promote conservalion of water resources;
(8] Promote Brownfield remediation and redevelopment;

(9] Encourage, consistent with the Stale Development and Redevelopment Plan and smart
growlh sttategies and principles, appropriate patiems of compatible residential, commercial,
and industrial development, redevelopment, and economic growth, in of adjacent fo areas
already uilized for such purposes, ond discourage piecemeal, scatiered, ond inappropriate
developmeni, in order o accommodate local and regional growth and ecenomic development
in an ordely way while prolecting the Highlands environment from the individual and

cumulalive adverse impocts thereof ; and
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[10) Promole a sound, balanced fransporiction sysiem that is consistent with smart growih

strategies and principles and which preserves mabilily in the Highlands Region.

The Act further mandates that the Council shall use the regional master plan elements, including the
resource assessment and the Smart Growih component, to establish o Transfer of Development Rights
program for the Highlands Region that furthers the goals of the Highlands Regional Master Plon. The

Transfer of Development Rights program shall be consistent wilh the "State Transfer OF Development
Rights Act’

The Highlands Act also gives the Highlands Council the right fo review and accept or reject particular
building projects, either public or private that distub two acres of land or lead to a cumulafive increase
in impervious surface of one acre or more once it has a Highlands Plan in place. In the preservation

area these projects cannot proceed without Highlands Council approval and in the planning area the

Council decision is advisory and non-binding.

Any municipality in the Highlonds Region whose Master Plan and ordinances have been approved by
the Council as being in conformance with the Regional Master Plan shalt qualify for Staie aid, planning
assisiance, technical assisionce, and ofher benefits and incentives that may be awarded or provided by
the Siale to municipalities and counties which have received plan endorsement by the State Planning
Commission o implement Smart Growih strafegies and principles. Any such municipality or county shall

also qualify for any State cid that may be provided for Smart Growth profects.

Additionally, every municipality located wholly or partially in the preservaion area shall be enitled to
State aid to compensate for any decrease in the oggregate amount of property tax revenues derived
from the taxalion of real property in that porfion of the municipality located in the preservaiion area that
is directly afiributable to the implementation of the Highlands Act. The council shall annually calculale
the amount o which each municipality is eniified and shall certify and transmil such amouns to the State

Treasurer and fo the Direcior of the Division of local Govemment Services in the Department of

Community Alffairs.
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The Act further defines he role of the NJDEP and s promulgation of new rules and permitiing required in
the Highlands Region. It also deseribes the relationship between the Highlands Council and the Council
of Affordable Housing.  The Act also describes ifs relation fo ofher State environmental pratection acfs,
such as the Freshwater Wetlands Act, Water Pollution Control Act, Safe Drinking Water Act, Water
Quality Planning Act, ond Flood Hazard Area Control Act,

Build-out Analyses

in the past few years, there have been several build-out analyses done for Green, including these by the

Musconetcong  Watershed Association and  Sussex County, as well as the Green Township

Environmental Commission,

Musconetcong Watershed Association — 1999

The Musconeicong Watershed Association Build Out analysis examined the exisling vacant properties in
the Township and determined if they were sub-dividable or not. Environmentally consirained lands were
removed from the analysis, as well as a cerlain amount for infrasiructure improvements.  Using the
current residential zoning at the time, the build out determined how many addifional building lots were
possible at the exisling allowable densifies. The same was done for commercial development in the

commercial zones using building coverage as the allowabls density.

Land Type Developable Acres | Potential Units/lots |  Square Feet
Lots incapable of further subdivision 352.16 109
tols capable of further subdivision 4,345.20 B1o
Business Zone 10.63 115,760
Agricultural /Industrial 534,64 2,910,832
Total 5153.48 Q25 3,026,592
Existing Development 1,069* 352,613**
Build Out 1,994 3,379,205

* 2000 Census ** 2000 Tax Records

These results indicate that 925 additional homes were possible under the zoning scheme at the fime,
creating a tofol build out of 1,994 households in the Township. The build-out aiso predicted another 3

million square feel of commercial space, creafing a total build out of nearly 3,400,000 square feet of

commercial development in the Township.
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Sussex County Strategic Growth Plan — 2002

in 2000, the county received a Smart Growth Grant from the Office of State Planning fo prepare the
Sussex Counly Strotegic Growth Plan [SGP), intended to update the existing masler plan. There was a
build-cut of Ihe enfire county included in the SGP; the Green Township portion is presenied below. This
build-out followed a similar procedure as that followed by the Musconetcong Watershed association,
generating a Developable Acres figure and then a Potential Units figure from the exisling zoning.  The
key difference between the two build-outs is that the SGP buildout was recalculated after Green

Township had made changes to its zoning and decreased density in residential arsas. This change is

reflected in the total build-out numbers.

Residential Zoning Zone Name Minimum Lot Size |Developable Acres| Potential Units/lots
AR-5/2 Agricullural-Residenticl 5 3397.01 270
R-1 Residential ] 53.21 0
R-1.5 Residential 1.5 42.25 18
Sum 288
Existing Development 1,224*
Build Out 1,512
Cozrrér:ﬁrglai Zone Name Lot Size Developable Acres| Total Square Feet
A0 Agricultural Industrial 10 312.6 309,132
B Ausinass 1.5 177.3 Q64,776
Sum 430 1,273,208
Existing Development 352,613+
Build Out 1,626,521

#2000 Census plus New Homes Built 1998-2002 ** 2000 Tax Records

These resulis indicale that 288 additional homes were possible under the revised zoning scheme af the
later date of this build-out, creating a tolal build out of 1,512 households in the Township. The build-out
also predicted another 1.2 million square feet of commercial space, creaing a toial build out of
1,625,000 square feet of commercial development in the Township. This reflects the changss made in

the Township in its efforts to reduce densily and retain rural character.,

Environmental Commission Build Out Update — 2005

The Environmenial Commission, in 2005, underiock a parcelby-parcel analysis of the original 1999

build-out in order 1o re-evaluate the impacts on the bulld out of confinued farmland end Open space
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protection and residential development.  The analysis also recaleulated densifies based on Ihe new

zoning scherme.

Potential Units/Lots

Original Build-Out Andlysis 925
Deduction for New Homes Built 210
Deduction for Open Space Preservation 16
Deduction for Farm iand Preservation 39
MNaw Total Build Out 660

Adijusted Existing Development 1,279*
New Total Build Out 660

1,939

*2000 census plus New Homes Built 1998-2005

Al of the build-outs illustrate the foct that there are approximately 1,200 homes in the Township and a

potential for 500 to 700 more ond an addiiional 1.2 to 3 million square feef of commercial

development.

tand Use and Zoning Plan

This Land Use plon for Green is designed 1o help keep Green Township "Graen”. This land use plan is
sirongly bosed on the previous land Use Amendmenis passed by the Planning Board and Township
Council in the past three years, the citizen survey of 2002, and the thoughis and recommendations of
the Planning Board and Township Staff.  While it is important fo maintain the rural character of the
community, it is vital that the Township prepare iiself for more growih in o responsible way and lo ensure
confinued commercial development in a manner and place that will bring much needed municipal

income without proving detrimental to the exisiing pattern of development.

The land Use Plan and tand Development Ordinance applies 'lond densily zoning’ to the maiority of the
forestlands and farmlands in the Township, which aliows clustered developmenl, concentrating housing
units on smaller areas and refaining the rest of the sile in its natural state.  'Land density zoning’ defines
the overall density of development in the AR 5/2 zone with o minimum lot size of 2 acres. Thus, the 5-

acre ‘density zoning’ with 2 acre loi sizes on o 30C-acre fract would permit 6O housing unifs, leaving

30 acres for infrastruciure and 150 acres open space.,
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The remaining residential areas of Green can develop at the exisiing densifies of 1to 1.5 acre lofs. The
lake Tranguility community and Forest Knolls community will develop ot existing densities, providing that

onsie septic syslems and wells are sufficient fo accommadate that growth.

The Forest Knolls communily has existing approvals for 55 homes, a portion of which have been
consiructed and the remaindar of which are expacied o be built over the next few years. There are an
addifional 50 acres of land designated o be developed in another phase within the Foresis Knolls
development. While this area has some environmental consiraints, primerily a tibutary to the Pequest
River, the properly owner has indicated that this remaining area in ihe 1-acre zone may be available for
offordable housing development. The property owner has expressed a willingness to discuss fulure

development on the properly as an opportunily for the Township to meet its affordable housing

obligation.

The Lake Tranquility neighborhood began as so many ofher neighborhcods in the region, Gs G summsr
cabin resort.  The lake Tranquilly area was subdivided in the 1950s and the first cabins were
constructed in 1954, The Township did not assume possession of the road network in the
neighborhood until the 1980s. This neighborhood is vuinerable to many of the same prassures as other
lokefiont communities that have tansformed from ssasonal resorts fo year round residential
neighborhoods such as intense development of lots frough home expansions and replacements. Green
Township has some protections in place already, such as requiring a septic field reserve area for each
lof in town. This is most useful in the denser neighborhoods to assure that septic systems will coninue lo
function properly in the fulure. The neighborhood has received a NJ State Dam Safety Grant 1o effect
replacement or repairs to the dam fhat crectes lake Tranquility. The Loke Tranquility Homeowners
Associalion routinely tesls the lake for contaminants and polluants and the water quality is aiways

excellant due to the high throughrate and flow of the weter into and out of the lake.

In addition lo reducing residential densities in the farmiands and forestlands and maintaining higher
densities—where reasonable—in esiablished nsighborhoads, Green dlso wanis fo creale commercial
land use opportunities. The Neighbothood Commercial zone [NC Zonel replaces portions of the
Business Zone |B Zone) and is intended to mainfain existing commercial enferprises, encourage, smcill
scale neighborhood reteil, office and service establishments suitable for the "country crossroads” found
in Green Township. The intent of this district is fo encourage @ reasonable amount of new commercial

and retail development designed o cccommodate the natural characterisfics of the land and toke
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advaniage of ifs location clong rural lanes to provide contfrolled aconomic development throughout the

Township,

Exisiing commercial developmenl in the areas that are proposed as NC zones illustrate Ihe types of land
uses expacted in the zone. One of the zone areas has a small office building, post office, and a
veterinary clinic. The area also includes a sawmill, furniture store, packing comparny, a restaurant, a
local bank and o meeting hall.  The other Neighborhood Commercial zone area hosts o delicatessen.
an electronics company, an historic firehouse with o post office and municipal facility, a new firehouse
with @ banquet hall, a kenne!, ond on historic krain station.  These small commercial and service

establishments epitomize the type of development meant to be supported and encouraged in the

Neighborhcod Commercial zane,

The Rural Business {RB] Mixed-Use zone that replaces other portions of the existing Business zone B
Zonsi is intended to fulfill different purposes than the Neighborhood Commercial zone INC Zonel. The
R Zone is fo foke advanioge of its location adjacent to the Andover Borough Town Cenler and
proximity to future infrastructure to provide for complementary development adjacent to the Andover
Borough Town Center, through mixed-uses, including specific commercial development. The RB Zone is
also intended fo allow iourism based commercial enterprises and other dastination type business, while
mainiaining the rural characler of the area and preventing impacis on existing residential and
agricuiral development.  The intent of this district is to encourage suitable new development and to

revitalize existing commercial development along sections of Pequest Road, Whitehall Road and Decker
Pond Road.

Existing commercial development in the orea that is proposed as RB zones ilusirate the types of land
uses expecied in the zone. The area is home fo a loca! Bed and Breakfast, o refail farm market and a
retail landscaping supply and nursery outlet, These tourism and local relail esiablishments epitomize the

lype of development meant 1o be supported and encouraged in the Rural Business zone.

The Agricultural Industrial Zone (AF10 Zone) was established to encourage the development of clean
indusirial, research loboratories, professional offices, or commercial recreation businesses with the over
riding purpose of generating a broader base of good local jobs for Green. The AF10 zone dlso

promotes the conlinuing use as agricullural and horticuliural business throughout the zone. This zone
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also incorporates the municipally owned Trinca Airport and allows for this airport use.  The area
surrounding the airport is subject to an airport salety zone, The Township has retained an engineering
firm that speciclizes in airport developmeni lo prepare an airport layout plan io determine the bast fulure
use of the properly. The intention of the Township is to creale o special use district on the airport
property, possibly an Airport Residential Overlay Zone. i is expected that the engineering firm will
explore the possibility of developing a large lot development with eoch home having access o, and

through an association, maintaining the airport as a private airpark.
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land Use Recommendations: Zoning Changes
This land Use plan recommends several changes to the zoning map, bulk standards, and land
development ordinance of the Township. The recommended zoning changss foke inlo account the

currenl development patterns, exisling undeveloped hracts, and environmental constraints throughaut

Green Township.

NEW ZONES

NC Neighborhood Commercial

The Neighborhood Commerciol zone is designed to mainlain existing commercial enferprises,
encaurage, smaliscale neighborhood retail, office and service establishments suitable for the "country
crossroads” found in Green Township. The zone is infended to provide convenient facilities, places of
employment and opportunities for invesiment for local residents.  The majerity of the bulk standards in

the NC zone will remain those of the B zone. There will be a 1.5-acre minimum lot size, with an FAR
of 0.25.

The Neighborhood Commercial zone is Infended to establish viable, aesthetically uniform and pleasing
but visually divergent buildings, structures, improvements and amenities within the disirict, which will
serve the longrlerm inferests of Green Township. Individual projects shall be in harmony with the goals of

the Township and shail be aesthefically compatible with, but visually divergent from, surrounding usas

and siructures and environmental conditions,

The goals of the Township are to provide smallscale shopping and local service development for its
citizens in historic "crossroads" locations. This will provide convenient facilifies, ploces of employment
and opporiunilies of invesiment for ils residents. The establishment of the district is intended 1o provide
sufficient space and appropriate development and design standards in an appropriate location to
provide for various commercial uses, according o their respsciive environmental reguiremen's and at
locations along transportation rautes to promote the free flow of traffic whils discouraging facilities and
rovies which will result in congestion or blight; will promete a desirable visual environment through
creative development, design and construciion techniques and good civic design and arrangement and
will encourage plan development which incorporates the best fealures of design and which will relate
the type, design and layout of various commercial development of the site 1o the lype, design and layout
of various other commercial developments within the zone district, while achieving an aesthetic or
architectural common theme, yet providing for visual divergenca, in order fo promote the public health,

safely and general welfare of all residents of the Township of Green. Individual developments in
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conformance with these standards will have character, which will encourage the economic success of

themselves and their neighbors.

A building's relationship to the road it fronts on sholl be o visually direct one, without o significant
parking mass between it and the rood. Pedestrian pathways and interconnecting driveway easements
linking one business to onother and linking businesses to population centers within the district shall be
encouraged as shall be vegetalive landscape plantings and cther amenities attending the struciures
lhemselves, the pedestrian pathways, parking areas and driveway accesses. Parking shall be located
between the building ond side or recr yards, Parking areas shall be extensively landscaped with
plantings on internal islonds and the periphery to buffer parking from the roadway. The buildings'

architectural design and materials shall relate lo those traditionally found in Green Township.
Significant environmental features shall be identified and preserved within open space. A particular
open space within the tract shall relale to other open space, on odjacent fracts, which shall be

accessible by pedesirian pathways.

Proposed Permitted Uses in NC Zone

1. Antiques Stores 15. Fraternal and Civic Organizations
2. Appliance/Fumilure Sales 16. Funeral Homes
3. Ast Studios 17. Galleries and Creft Store
4. Bakery 18. Gift Shop
5. Banks and Financial Institutions 19. Libraries
6. Beauly/Barber Shop 20. Medical and Denial Clinics
7. Book Shop 21. Paint and Hardware Store
8. Businass Offices 22. Photographers
Q. Charilable Organizations 23. Professional /Medical Offices
10. Clothing and Apparel 24, Restaurant
11. Computer/Office Systems 25. Shoe Repair
12. Delicatessen/Convenience Markel 26. Sport Shop
{Not to exceed 1500 square feei] 27 Variety Stores
13. Drug Store 28. Veterinary Clinics

14. Emergency Services
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Proposed Conditional Uses in NC Zone

1.

Day Care Centers

2. Hotels and Inns

3. QOutdoor Cafes

Conditions for each of these uses will focus on adequate lot size, odequote lot frontage, propsr

buffering, hours of operaticn, and other conditions deemed necessary for these uses.

Proposed Prohibited Uses in the NC Zone

1.

Sirip shopping centers. Strip shopping center means & commercial use of uses confained in one

siructure having a linear orientation, which is approximately parallel to a roadway with the

majority of off-street parking located between the commercial structure and the roadway.

Any ond alt other nonesidential uses not specifically lisied as a Permitted or Conditional uses.

Proposed Bulk Standards for the Neighborhood Commercial NC Zone

\inimum L ([Maximum} Maximum Depth | Width at | Width at | Minimum | Minimum | Minimum | Maximurn
Height {Feet) A:m i‘ 2 Density | Measuremen! | Street tine | Setback | Front Yard | Rear Yard |Side Yerd|lmpervious
ca laciedl “ipap) (Feet]** (Feetl* |line (Fesl) | Setback | Setback | Seibock |Coverage

35 1.5 0.25 330 200 200 60 75 25 75%

RB Rural Business

The Rurcl Business zone is designed to foke advantoge of ifs location adjacent to the Borough of

Andover to provide for complementary development adjacent to the Andover Borough Town Center,

through mixed-uses, including specific commercial development. The RB Zane is clso designed io allow

tourism bosed commercial enterprises and other destination type businesses. The zone is intended to

orovide facilifies and destinations of regional interest, provide places of employment and opportunities

for investment for local residents.

The RB zene should be expanded beyond the current extent of the B zone in the Brighton Road vicinity.

The RB zone will be expanded to the Andover Township border. The RB zone will have a standard set

of bulk standards, different from those of the existing B zone. There wili be a 5-acre minimum iof size

with an FAR of 0.25.
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Much like the Neighborhood Commercial zone, the Rural Business zone is intended 1o establish viable,
aesthetically uniform ond pleasing but visually divergent buildings, struciures, improvements and
amenities within the district, which will serve the longterm interests of Green Township. Individual
projects shall be in harmony with the goals of the Township and shall be cesthetically compatible wilh,

bul visually divergeni from, surrcunding uses and structures and environmental conditions.

The goals of the Township are to allow tourism based commercial enterprises and other destination typs
businesses while also providing retail facilities of regional interest. This will provide local tourism, placaes
of employment and opporiunities of invesiment for its residents. The estoblishment of the district is
intended to provide sufficient space and appropriale development and design standards in an
appropriate location fo provide for vorious commercial uses. Theses commercial uses are to be
developed according to their respective environmental requirements and at locations along
transporlation routes fo promote he free flow of fraffic while discouraging faciliies and routes which will
result in congestion or blight.  The district will promole a desirable visual environment through creative
development, design and construction technigques and good civic design and arangement and will
encourage plan development, which incorporaies the best features of design. The district will relate the
iype, design and layout of various commercial development of the site 1o the yps, design and layout of
various other commercial developmenis within the zone diskrict, while achieving an aesthetic or
architectural common theme, vet providing for visual divergence, in order to promote the pubfic health,
safely and general welfare of all residents of the Township of Green. individual developments in

conformance with these standards will have character, which will encourage the econemic success of

themselves and their neighbors.

A building's relationship 1o the road it fronis on shall be o visually direct one, without o significant
parking mass between it and the rood. Pedestrion pathwoys and interconnecting driveway easements
linking one business to another and linking businesses to population centers within the district shall be
encouraged as shall be vegetaiive landscape plantings and other amenities attending the structures
themselves, the pedestrian pathways, porking areas and driveway accesses. Parking shall be iocaled
sensifive to the site condilions and should not dominale the front of the lot. The majority of the parking is
preferred to be between the building and side or rear yords. Parking areas shall be extensively
landscaped with plantings on internal islands and the periphery to bulfer parking from the roadway.

The buildings' architectural design and malerials shall relate to those traditionally found in Green

Township.
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Significent environmental features shall be identified and preserved within open spoce. A particular

open space within the tract shall relote to ofher open space, on adjacent fracts, which shall be

accsssible by pedestrian pathways.

Proposed Permitted Uses in the RB Zone

a. Agricultural and horticuiural uses meeting the requirements of subsection 30-34.1 parcgraph a.

b. Business uses, limiled 1o the following:

1. Antique and Book Stores 7. Gift Shops

2. Art Studios 8. Inns

3. Banguet/Catering Halls Q. Medical and Dental Labs

4. Bed cnd Breakfasts 10. Professioncl and Medical Offices
5. Farmers Markets and Agriculiural Relail 11. Restaurants

establishments 12. Thealres

6. Galleries and Cralf Stores

Proposed Conditional Uses in the BB Zone

1. Residences with a minimum of 2.5 ccres

2. Churches ond similar places of worship, which may include attendant parish houses, convents

and religious education buildings.

3. Quldoor Dining

Conditions for each of these uses will focus on odequale lat size, adequate lot fronlage, proper

buffering, hours of operation, and other conditions deemed necessary for these uses.

Proposed Prohibited Uses in the RB Zone

1. Sirip shopping cenlers. Strip shopping center means a commercial use or uses contained in one
structure having a linear arientation, which is approximately parallel to o roadway with the

majority of offsireet parking located batween the commercial siructurs and the roadway.
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2. Any and all other non-residential uses not specifically listed as a Permitied or Conditional uses.

Proposed Bulk Standards for the Rural Business RB Zone

Heighi Minimum  tMaximum] Maximum Depth | Widih al | Width at | Minimum ) Minimum 3 Minimum § Maximum

Fegt lot Area | Density | Measuremen! | Sreet Line | Setback | Front Yard | Rear Yard | Side Yard |Impervious

£ Acres) FAR {Feet)* * (Feell* | Lline{Feett| Setback Setback | Sethack | Coveroge
35 5 0.25 500 200 200 60 100 25

Town Center Overlay Zone

The preceding discussion of the Rural Business zoning district is intended io describe the base,
underlying zoning scheme for the area. However, Green Township recognizes that immediatsty
adjacent fo porfions of the proposed RB zone Andover Borough pefitioned for and was granted by the
State Planning Commission designation as a Town Center in 1976, This Town Center designation

encompasses haif of the Borough and includes approximately the entire western portion of the Borough.

At this time, there is on approved General Development Plan (GDP) for a Planned Unit Development
(PUD) throughout the Andover Town Center.  This approval was first granted in 1985 to a developer
who has since sold the property and approvals to Beazer Homes. The GDP has gone through several
tlerations and is once again before the Barough for additional alierations. The applicont is now sesking
amendmenis 1o the GDP to make changes o the original site design. The current proposal is for 590
residential units that are o mixture of townhouses and singlefamily homes, including a large umber of
agetestricted unils. The GDP also includes commercial /retail development and an indusfrial /office
park. It is anficipated that if the development were cempleted as planned it would add 1,424 residents

lo Andover Borough, the current population of which is 660. This would more than triple the size of the

population wilh one project,

The current proposal for "Villages of Andover Borough” includes:
s B4 Single Family Delached Homes
e 197 Age Restricied Single Family Defached Homes
s 195 Townhouse Units
s 114 Garden Apartment Units
e 24, 000 square feet of mixed retail space
100,000 square feet of Indusirial/Office spaces
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The latest iteration of the plan under consideration has the Indusirial /Office Park on the property that
borders Green Township. The Llackawanna Culoff separates this area from the rest of the Town Center.
All indicalions from Andover Borough and the Office of Smart Growth is that the sewer service area for

this project doas not extend into Green Township, but stops af the Andover Borough border.

The Andover Town Center Peilion on file af the Office of Smart Growih states:
Sewer Service
The proposed sewer service area is fo be served by o freatment plant with o cepacity of
251,300 gallons per day {gpd), of which 179,900 gpd is to treat the residenfial and
commercial portions of the PUD. The balance, 71,400 gpd, is to treat the residential and
commercial portions of the Center. No capacily has been dllotied io surrounding communities

or to any portion of the Borough outside the Center.

As we have previously mentioned, the proposed ceniral sewage treafment facility is limited in
design copacily to serve the PUD and an already developed poriion of the Borough. Togsther
they form the bulk of the Center. There is no contemplation of serving any more of the Borough
or any portion of adjacent municipalities. As was poinled out in the Center Designation Report;
the zoning of the edjacent municipalities does not craate impositions or conflicis with the
Andover Borough Center. Mostly it Is low-density residential/farmiand, or low intensity
indusirial. - The likelihood of the industial land developing in the fulure seems remote. Most
likely the lands in Andover Township and Green Tawnship will continue with @ fimited level of
development in very large lot single family housing as proposed in their Master Plans and
zoning ordinances...Farmland preservation should be of o high pricrity in those areas of Green

and Andover Townships where thers are existing forms.  Green Township has already

participated in farmland protection.

Intergovernmental Coordination

Andover, Byram and Green Townships have not been consulted regording the pefition other
than the required notification. Byram has enly a small border with Andover Borough. This area
of Byram has a low level of exising development a low expectation of fulure developmenti due
lo environmenial limitofions.  Andover Township surrounds the Borough on three sides.

Development in the Township near the Borough's borders reflects similar uses and densities lo
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those in the Borough; moderate residential density levels with on-sile water and sewer dlong the
eastern border, continued scattered commercial along Route 206, both north and south of the
Borough, and undeveloped land along the norhwest and western borders. Green Township's
zoning proposes low residential densities on large lots. None of these areas are anticipaied 1o

be served by a sewage treatment plant, Thersfors, they do not seem to be fikely addilions io
the Center.

The Borough would participate in an intermunicipal discussion of land uses as they affect the
periphery of the Center, particularly the encouragement of farmland preservation and other

open space refention fechniques, and the maintenance of low-density development outside the

Center,

There are numerous sleps that would need 1o be faken by Green Township to move forward and take
advaniage of possible Town Center development along ifs border. The Township would need to
pefition the Office of Smart Growth through the Plon Endorsement process to extend the Town Center
boundary into Green Township. The Township would also need to use the Plan Endorsement process fo
petition to have the Sewer Service Arsa exiended info Green as well. The Township will be required to
pefition for Plan Endorsement by the Council on Affordable Housing (COAH) within thiee years of
certification under the latest, Third Round Affordable Mousing Plan rules. Green is preparing #ts Housing
Element and Fair Share Plan under the Third Round rules at this time. The expansion of the Town Center

o Green would be a logical discussion when Green moves forward with ifs petition for Plan

Endorsement.

These expansions under Plan Endorsement would undoubtedly include negotictions with Andover
Borough, Sussex County, OSG and the Highlands Commission, as well as NJDEP, NJPOT ond ofhers.
Andover Berough's Town Center Petifion includes the slalement; “The Borough would pariicipate in an
inter-municipal discussion of land uses as they affect the periphery of the Cenler, particularly the
encouragemenl of formland  preservation and other open space refention techniques, ond the
maintenance of low-densily development cutside the Cenfer.” It would be incumbent on Grean

Township to requests discussions o expand the Town Center boundary to include this area in Graen.
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The Township would also need io amend ils Wastewater Management Plan to include the Town Cenler
Overiay Zone in a sewer service area. I a municipality in Sussex Counly elects to create o new sewer
service area, [not in the highlands preservation area), the Township will need to complete the following

steps for it o be officially adopled by NJDEP:

o Prepare a Waoslewater Management Plan Amendment including fext describing the changes,
explanation of where wastewater will be treated and discharged, and mapping (per NJDEP
GIS standards) of the proposed sewer service area. The plonning board is responsible for the

preparation of the WMP amendment and then forwards the plan amendment o the governing

body for endorsement.

o Following endorsement of the propesed wastewater management plan amendment {in a public
process) by the planning board and goveming body, the plan amendment is forwarded to the
Sussex Couniy Planning Advisory Commitiee, also known as the 208 Committee. The 208
committee will review the plan amendment in o public forum, ond recommend it for

endorsement by the County Freeholders, as an amendment fo the Sussex County Water Quality

Management Plan,

e There are potentially significant environmental analyses that have to be a part of the plon
amendment, including a consumptive deplefive water use assessment, wellands and threatened

and endangered species impacts, water quality/stormwater impacis analysis, and additional

environmental analyses.

o The plan amendment must be consistent with the Master Plan and State Development and
Redevelopment Plan.  This land Use Plan achieves consistency with the Master Flan.

Consistency with the State Development and Redevelopment Plan will be achieved through the

Plan Endorsement process.

e Following Counly Fresholder endorsement, the plan amendment is submitted to NJDEP

Watershed Management Planning for review and public hearing os a proposed WQMP

amendment,

* The enlire Waslewaler Management Plan Amendment process can take & to 9 months fo

complete and has a significan: cost.
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While the amount of work and negotiations necesscry to achieve the expansion of the Town Center
boundary and sewer service area may seem daunting, it would be worthwhile io lake advantage of
such a logical extension of proposed infrasiructure and development to create a strong ratable with litlle

or no adverse impact on Green Township or Andover Berough.

Accordingly, this lond use plan advocates invesfigating the cosis and benefits of extending the Andover
Town Center and sewer sewvice area into Green Township through the Plan Endorsement process. This
analysis should include o defermination of the intensity of development desired and the sewer capacily
necessary o accommodate that growth.  Real numbers in terms of the sewer gallonage necessary and
the adequacy of local water supply should be addressed. If the envisioned development is determined
to be reasonable, achisvable and the appropriate course of action, then the Township will develop o
second sef of bulk slendards and related design standards that will apply to a specific portion of fhe RB

zone that is the subject of a Town Center Overloy Zone.

The Town Center Ovarlay Zone should allow for multiple principle structures on o lot to facilitale a
“Shopping and Office Village” concepl, in an afiempt o develop in close association with the adjacent
Andover Town Center. The Bulk Standards will allow for a greater density of development if sewer
service is made available fo support a more intense use.  The design standards will creale a special,
villege like development paltern, which encourages pedastrian linkages and mixed office and retail uses
designed io link to the adjacent Town Center Development. The details of the Overlay zone should be
the focus of a Planning Board Committee whose funclion will be o creale design standards that will fink

development in the zone directly into the development in the adjacent PUD.
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EXISTING ZONES/ZONING PREVIOUSLY APPROVED BY ORDINANCE 03-03
AR 5/2 Agricultural Residential

This zone permits agriculture and single-family homes at an overall density of five acres per home and
minimum lot size of two acres. This zone is the largest designation in the Township.  The lond Use
Element amendments of the past few years have spoken specifically about these areas in detall.

Green Township is entirely dependent on underground aquifers for waler. Thers are no suface
reservoirs within the Township.  Given the dependence of the Township upon subrsurface water
supplies and a rudimentary fransportation system, which relies entirely on privately owned
vehicles. It is appropriate 1o revisit the residential dansities permitted with in the Township.

A review of the modified nitrate dilution model, promulgated by the NIDEP, leads io the
conclusion that an overall residential density of one unit per five acres is in the best interest of

the Township. This will help maintain sufficien water supplies and protect the quality of those
water supplies.

In order to avoid some of the sprawling effects of large lot zoning, the Flanning Board also
finds it appropricte fo reduce the minimum lol size permitted in lot size averaging and
residential cluster development fo two acres. In a cluster development this will retain open
space of appreximately 40% of any given tract and will also allow for greater Hexibility for an
applicant. Additionally, it will result in preservation of important cultural resources such as stone
rows and free rows and permit delineation of new property boundaries along natural ond
cultural features.  This will further the Township's objeclives of reducing the impact of
development on the rural /agricultural character of Green Township.

This plan reitercies the findings of the previous land Use amendments and propases the same zoning
changss enacted in Ordinance 03-03; combining the AR-5/3, AR-3.5/2 and AR-5/2 inlo one AR5/

zone. All AR zoning will be developed at o densily of 5acres per unit with a minimum of 2-acre lof

sizes,

Al 10 Agricultural Industrial

This zone permits light industrial, agricultural, horticultural and oirport uses requiring a 10-acre minimum
lot size. This zone is found throughout the eastern half of the Township, primarily along Airport Road,
portions of Whitehall Road nearest Airport Road and continuing north 1o the Andover Township border.

large portions of the zone are in farmland protection programs that have refired the development rights

on the property, preserving these agricultural lands for farming use only.

Existing Permitted Uses in the A10 Agricultural tndustrial Zone
1. Agricvliural and horticultural uses

2. Processes of manufacturing limiled 1o the fabrication, assembly and packaging of products,

bul net including the reatment or conversion of raw malerials.
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3. Scienfific or research loboraiories devoled o reseaich, testing, design and/or
experimentalion and processing and fabricating incidental thareto.

4. Office buildings for business, professional, execulive and administrative purposes.

5. Data processing facilities.

6. Governmental buildings and uses for office and adminisirative purposes.

7. Retail self-storage warehauses.

This land use plan advocates removing the last wo permitted uses from the A-10 Agricultural industial
zone. The listing of governmenial buildings as o permited use is superfluous since government agencies
are exempted from local land use controls.  Relail selistorage warehouses is no longer considered an

oppropriate use in the area. There is na longer a need for this type of use in the community.

Conditional Uses in the Al-10 Agricultural Indusrial Zone

1. Privale or commercial recreation facilities, such as golf courses, tennis courts, riding siables

or academies ond swimming facilities.

2. Public utility fociliies, except that abovegrade major utility ransmission lines and/or mains
shall be prohibited in any rwnway subzones or runway and subzanes of an airport [hazard

area} scfely zone as established pursuant to NJ.A.C. 16:62.

3. Cemeteries,
4. Private and commercial aircraft landing areas.

This land uss plan doss not advocate any changes to the conditional uses in the AF10 Agricultural

Industrial zone.

R] Residential

This zone consists of single-fomily homes on a minimum of ene-acre lots.  The homes in the R-1 district

ore found along and around the infersections of Wolls Comer Road and Mackerly Road in o

development known locally as Forest Knolls,

This land use plan does not advocate any changes to the R1 Residenlial zone.
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R1.5 Residential

This zons consists of singlefamily homes on a minimum of one ond one haltacre lots. The homes in the

R-1.5 district are found around Lake Tranquility.

This land use plan does not advocale any changes io the R1.5 Residential zone.
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