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TOWNSHIP OF RARITAN
COUNTY OF HUNTERDON, NEW JERSEY

ORDINANCE #14-20
AN ORDINANCE ADOPTING A "REDEVELOPMENT PLAN" FOR A NON-CONDEMNATION AREA IN NEED OF REDEVELOPMENT INCLUDING BLOCK 16.01/LOTS 37.01 AND 54 AS SHOWN ON THE TOWNSHIP OF RARITAN TAX MAP IN ACCORDANCE WITH N.J.S.A. 40A:12A-7, AND AMENDMENTS AND SUPPLEMENTS TO TITLE 16 OF THE "REVISED GENERAL ORDINANCES OF THE TOWNSHIP OF RARITAN, WITH SPECIFIC REFERENCES TO EXISTING SECTION 16.22.010, "ESTABLISHMENT OF ZONES", TO EXISTING SECTION 16.22.020, "ZONING MAP",  AND SECTION 16.24.N PROVIDING FOR AN AFFORDABLE RENTAL HOUSING OVERLAY ZONE CONTAINING BLOCK 16.01/LOTS 37.01 AND 54

WHEREAS, on June 4, 2014, the Township Committee of the Township of Raritan adopted Resolution No. 14-81 which authorized the Township of Raritan Planning Board to undertake a preliminary investigation to determine whether or not certain lands should be designated as a "Non-Condemnation Area In Need Of Redevelopment" in accordance with N.J.S.A. 40A:12A-1, et seq.(the "Redevelopment Law"); and
WHEREAS, more particularly, the lands considered by the Township Committee to be the subject of the preliminary investigation by the Planning Board included Tax Block 16.01/Lots 37.01 and 54 (the "Study Area").  Lot 37.01 and 54 contain approximately 11.59 acres (a.k.a. the "Property"); and

WHEREAS, the preliminary investigation "Study Area" is located on the north side of Junction Road, just to the east of its intersection with Walter E. Foran Boulevard (County Route 523).  To the north, east, and across Junction Road to the south of the Study Area is vacant land and land used in agriculture.  The agricultural land directly to the east is owned by the state and acquired for the mothballed Rt. 31 bypass project.  The frontage along Junction Road from the tract towards the south has been developed mostly with single family detached homes.  The former Yale Industries site located in between Walter Foran Boulevard and Junction Road is an approved Costco wholesale club that is likely to open in 2015.  This complements the Raritan Town Square shopping center on the north side of Walter Foran Boulevard with its primary 
access on Rt. 31.  To the northwest of the site is municipally owned open space called Pioneer Fields that is used for active sports.  Minneakoning Road to the north has largely been developed with offices, flex space and commercial recreational uses.  Additional residential and industrial uses are found on the opposite side of River Road; and

WHEREAS, the Study Area consists of scattered woodland and agricultural fields of approximately 11.59 acres (the "Property");

WHEREAS, during July 2014, the Planning Board received a report, dated July 23, 2014, prepared by the Special Board Planner, Brian Slaugh, PP, AICP,  of Clarke Caton Hintz, PC, entitled "Junction Road Redevelopment Study Area Preliminary Investigation of a Determination of An Area in Need of Redevelopment" (the "Report"); and


WHEREAS, the Report included a map depicting the Study Area and addressed whether any or all of the lots included in the Study Area were in need of redevelopment; and

WHEREAS, on July 23, 2014, the Planning Board reviewed the Report, heard testimony from the Special Planner, accepted the Report into evidence, and conducted a public hearing during which members of the general public were given the opportunity to present their own evidence, cross-examine the Special Planner and/or address questions to the Planning Board and its representative regarding the potential designation of any or all of the lots included in the Study Area and whether or not they were in need of redevelopment; and


WHEREAS, members of the public did in fact present their own testimony and address questions and comments to members of the Planning Board and to the Planning Board's representatives concerning the inclusion of any or all of the lots included in the Study Area within the identified area that is in need of redevelopment; and


WHEREAS, after the conclusion of the public hearing described above, the Planning Board adopted, on July 23, 2014, Resolution No. 13-2014 (the "Board Resolution") finding and concluding that the Study Area, containing Block 16.01/ Lots 37.01 and 54, should be designated as an area in need of redevelopment pursuant to the Redevelopment Law; and
WHEREAS, the Township Committee subsequently agreed with the recommendation of the Planning Board that Block 16.01/ Lots 37.01 and 54 be designated as an area in need of redevelopment pursuant to Redevelopment Law; and


WHEREAS, on August 19, 2014, the Township Committee adopted Resolution No. 14-141 which designated Block 16.01/Lots 37.01 and 54 as a non-condemnation area in need of redevelopment pursuant to N.J.S.A. 40A:12A-6 of the Redevelopment Law and directed the Planning Board to prepare a Redevelopment Plan for Block 16.01/Lots 37.01 and 54 pursuant to N.J.S.A. 40A:12A-7.f. of the Redevelopment Law; and

WHEREAS, the Commissioner of the State Department of Community Affairs has approved the designation of Block 16.01/Lots 37.01 and 54 as an "Area In Need Of Redevelopment".

NOW, THEREFORE, BE IT ORDAINED BY THE TOWNSHIP COMMITTEE OF THE TOWNSHIP OF RARITAN, in the County of Hunterdon and the State of New Jersey, that a "Junction Road Redevelopment Plan" (the "Redevelopment Plan") be adopted, as follows, in accordance with N.J.S.A. 40A:12A-7. of the Redevelopment Law and that, as part of the Redevelopment Plan, the "R-10 100% Affordable Housing Overlay Zone" (R-10) provisions of Title 16 of the "Revised General Ordinances of the Township of Raritan" currently applicable to Block 16.01/Lots 37.01 and 54 shall be repealed and replaced as follows:
SECTION 1.  OBJECTIVES OF THE "REDEVELOPMENT PLAN":
In accordance with N.J.S.A. 40A:12A-7.a.(1) of the Redevelopment Law, the "Junction Road  Redevelopment Plan" (the "Redevelopment Plan") is intended to use vacant and underutilized lands as a means to facilitate the creation of an affordable rental housing complex. The Redevelopment Plan and this Ordinance are intended to be guided by the following goals and objectives:
1. Redevelop the land as an affordable housing rental complex as part of Raritan Township’s efforts to address its affordable housing obligation.
2. Address all environmental “Areas of Concern” that are identified and ensure that each are mitigated appropriately for the redevelopment proposed.

3. Preserve environmentally sensitive land within the tract area.

4. Create an architectural design for the buildings and attractive site development that promotes a desirable visual environment so the redevelopment becomes an asset of Raritan Township’s built environment.

5. Ensure that the capacities of necessary utility systems serving the Redevelopment Area are adequate to support the proposed redevelopment.
6. Implement best management practices to minimize the use of water and energy in the redevelopment through green building practices and sustainable practices and materials.
7. Promote walkability, access to different modes of transportation and connection to public open space, employment opportunities and shopping.
Land Use in the Redevelopment Area

The land use proposed for the entire Redevelopment Area is multi-family residential. The intended building type is apartments within multiple buildings in a comprehensively designed complex that includes open space, community and recreational amenities for future residents who will be income qualified as defined in N.J.A.C. 5:80-26.1, et seq., (as it may be amended or superseded). Furthermore, the Redevelopment Area contains open space intended to be preserved in its natural state except for the necessary provision of local and regional utilities and a JCP&L easement. 
This land use is the most consistent with the type of building and other characteristics of the existing pattern of residential development in Raritan Township. This type of development is commonly used to meet the housing needs of low and moderate income households in the region.

Design Concepts for the Redevelopment Area

The Redevelopment Area is flag-shaped with the “pole” to the north. The pole consists largely of environmentally sensitive land and is slated to remain in its natural state. Consequently, the site development needs to be concentrated in the area of the “flag” with access to Junction Road from the finial of the pole. Furthermore, the existence of the JCP&L easement affects the use of the land on its eastern side. This land is only suitable for non-inhabited spaces but is a location where stormwater management basins may be created. Any use of the easement land shall be subject to JCP&L’s approval.

The site constraints lend themselves to the creation of a P-loop driveway to provide access and parking to the apartments. Due to the requirements of the state Residential Site Improvement Standards, the entrance driveway or private street will be divided by a median island which provides the opportunity for landscaping to be installed. Parking is proposed in front of the dwelling units using the driveway as a parking aisle. 
The layout is consistent with the building design regulations in this Ordinance. The apartment buildings are envisioned to consist of two units in each module with up to seven modules per building, or fourteen dwellings in total. The building would have up to three floors, because the upper units are intended to have a two-story section. The exterior appearance would be designed to complement the vernacular architecture common in Raritan Township with brick bases on the front and horizontal siding, with porticos at prominent entrances.
SECTION 2.  PROVISIONS FOR RELOCATED EXISTING RESIDENTS:
1.
In response to N.J.S.A. 40A:12A-7.a.(3) of the Redevelopment Law, it is noted that the currently designated Redevelopment Area (Block 16.01/Lots 37.01 and 54) do not contain any residences.

2.
Therefore, there will be no need to relocate any residents in order to construct the "Junction Road Redevelopment Plan".

SECTION 3.  PROPERTY IN REDEVELOPMENT AREA TO BE ACQUIRED:
1.
In response to N.J.S.A. 40A:12A-7.a.(4) of the Redevelopment Law, it is noted that because the Area in Need of Redevelopment preliminary investigation was conducted as a “Non-Condemnation” study, no property may be acquired by the municipality by eminent domain. Furthermore, the municipality has no intention of acquiring the property by any other means.
SECTION 4.  REDEVELOPMENT PLAN AND ITS RELATIONSHIP TO THE LAND DEVELOPMENT CODE
As previously noted, the site is presently zoned Major Industrial (I-2) with an optional overlay district, the 100% Affordable Housing Overlay Zone (R-10), coinciding with the designated Redevelopment Area. With the adoption of this Ordinance and the Redevelopment Plan, the R-10 district is repealed. The use, bulk, design and performance standards of the Ordinance shall function as an overlay over the remaining I-2 zoning district but the underlying zoning district’s regulations may only be exercised with the removal of the site from the Raritan Township Housing Element as an affordable housing development.

The use, area, bulk, coverage, setback and other regulations in this Ordinance shall govern the design and review process for redevelopment. However, when the regulations and standards of this Ordinance are silent, the standards of the Land Development Code shall apply to the Redevelopment Area as permitted by N.J.S.A. 40A:12A-7.a(2). The zoning map of the Township of Raritan shall be annotated upon the adoption of this Ordinance in accordance with N.J.S.A. 40A:12A-7.c to denote the block and lots as a Redevelopment Area with special land development regulations.

1.
Redevelopment Authority
The Township Committee shall act as the “Redevelopment Authority” pursuant to N.J.S.A. 40A-12A-4.c for purposes of implementing the Redevelopment Plan and this Ordinance and carrying out redevelopment. In doing so, the Township Committee shall have the powers set forth in N.J.S.A. 40A-12A-8 to effectuate all of its duties and responsibilities in the execution and implementation of the Redevelopment Plan.
2.
Redeveloper Selection
The Redevelopment Authority may select a redeveloper(s) for the redevelopment of the Redevelopment Area in any number of parcels or combinations as it deems necessary. The Redevelopment Authority shall select one or more redevelopers for one or more redevelopments based on the entity’s experience, financial capacity, ability to meet deadlines, ability to meet necessary governmental funding conditions within the framework of the Redevelopment Plan and this Ordinance, and additional criteria that demonstrate the redeveloper’s ability to implement the goals and objective of the plan. Preference shall be given to the existing landowner in the redeveloper selection process for the development of the Redevelopment Area.

3.
Redevelopment Agreement
Once a redeveloper has been selected, the Redevelopment Authority shall enter into a Redevelopment Agreement with the redeveloper that comports with the requirements of N.J.S.A. 40A:12A-9.

In addition, the Redevelopment Agreement may contain the following additional provisions:

a. Interim and final redeveloper designations;

b. Terms for dispute resolution;

c. Allowance for changes in the agreement should a “force majeure” event occur;

d. A guarantee of performance by the redeveloper to ensure completion of the redevelopment and that other obligations of the Redevelopment Agreement are met;

e. Any sharing of costs between the public and private entities;

f. Default and termination clauses and their remedies for failure to perform by the redeveloper;

g. Provisions that specify allowed deviations from the development regulations, excepting the use regulations;

h. Provisions addressing Payments In Lieu of Taxes or other tax abatement and impact mitigation provisions;

i. Transfer of development and other rights of the redeveloper;

j. Development pro forma;

k. Affordable housing obligations; and

l. Any other clauses deemed necessary to effectuate the Redevelopment Plan by the Redevelopment Authority.

Any development or construction within the Redevelopment Area shall be undertaken in accordance with a contractual Redevelopment Agreement between the Redevelopment Authority and a municipally designated redeveloper or redevelopers.

The Redevelopment Agreement shall be in full force and effect prior to the redeveloper making application to the Planning Board for any site plan or subdivision approval.

4.
Effect of Redevelopment Agreement

The execution of the Redevelopment Agreement shall convey the right to prepare a site plan or subdivision application for development to the Raritan Township Planning Board in accordance with the terms of the Redevelopment Agreement and this Ordinance, among other rights that may be granted by the Redevelopment Authority. In addition, the execution of the Redevelopment Agreement shall establish the period of time for the right to develop in the Redevelopment Area.

5.
Expiration
The Redevelopment Plan shall remain in full force and effect for a period of ten years (10) years from the date of adoption of this Ordinance by the Township Committee. However, the period of time granting rights for the redevelopment of any particular parcel within the Redevelopment Area shall be as established in an executed Redevelopment Agreement.

6.
Staff Employment

The Township Committee, acting as the Redevelopment Authority, may employ or contract for and fix compensation of such experts and other staff and services as it may deem necessary, including, but not limited to, architecture, economic forecasting, engineering, environmental, landscape architecture, legal, market analysis, planning, and transportation consulting services. The Redevelopment Authority, however, shall not authorize expenditures which exceed, exclusive of gifts, grants or escrow accounts, the amounts appropriated for its use.

SECTION 5.  RELATIONSHIP TO PLANS OF OTHER JURISDICTIONS AND TO THE MASTER PLANS OF CONTIGUOUS MUNICIPALITIES, COUNTIES AND/OR STATE: 
Consistent with the requirements of N.J.S.A. 40A:12A-7.a.(4) of the Redevelopment Law, this "Raritan Junction Redevelopment Plan" (the "Redevelopment Plan") includes the following to indicate any significant relationship of the proposed Redevelopment Plan to the master plans of contiguous municipalities, to the master plan of Hunterdon County, and to the "State Development And Redevelopment Plan" adopted pursuant to the "State Planning Act", P.L.1985, c.398 (C.52:18A-196 et seq.):

1.
Adjacent Municipalities:
Since the Junction Road Redevelopment Area is located in the easterly central portion of Raritan Township, it has no boundaries with adjacent municipalities. Further, the size of the Redevelopment Area, at slightly more than 11 acres, will not generate traffic, create nuisances or cause strains on utilities or other functions of governments to the degree such effects will be felt by adjacent municipalities. The closest municipality is Readington Township. Readington and Raritan Township are separated by the South Branch of the Raritan River, which is the largest stream corridor in eastern Hunterdon County. The site itself is in excess of 2,000 feet from the river and on the opposite side in Readington, the land is heavily wooded. The latest traffic count on County Route 523 – the designation for Junction Road in front of the site – is 8,735 vehicles per day.  The addition of traffic from 84 multi-family units will have no discernible effect on the total volume of traffic on the roadway.
2.
Hunterdon County Master Plan:
a. Hunterdon County has undertaken a number of planning initiatives that make recommendations for land use and other policy matters to municipalities. In 2007 (December 13), the County Planning Board adopted the 2007 Hunterdon County Growth Management Plan. The growth management plan is a strategic planning document and sets forth a set of actions to be undertaken by them to address how and where growth is to occur. Eastern Raritan Township between Rt. 31 to the west, Rt. 202 to the south and the South Branch of the Raritan River was identified as an area to accommodate industrial and commercial growth, as well as targeted areas for residential development. All of the area is anticipated to be served by public water and sewer. For the most part, the growth management plan serves as a guide for municipalities to use when undertaking their own master plan work and does not contain specific land use recommendations for the Redevelopment Area.
b. The Rt. 31 bypass, named the South River Branch Parkway, is aligned to pass by the Redevelopment Area just to the east, and in fact NJDOT has acquired this property. The County, in conjunction with NJDOT and other stakeholders including Raritan Township, examined land use in the corridor and created several development alternatives. The resulting study, the Route 31 Land Use and Transportation Plan (November 2008), made no recommendations with regard to the land use in the Redevelopment Area. While the Rt. 31 bypass has been shelved for the foreseeable future, it could be resurrected in the future.
c. Lastly, the County Planning Board adopted a Farmland Preservation Plan on December 4, 2008 that comprehensively examines and makes recommendation for the continuation of agriculture in the County. Though much of the Redevelopment Area is presently farmed, it is not included in any area proposed for preservation.
d. Based on this analysis, the proposed multi-family land use of the Redevelopment Plan and this Ordinance presents no inconsistency with County growth management or farmland preservation policies.

3.
The State Development And Redevelopment Plan:
a. The State Development and Redevelopment Plan was adopted by the State Planning Commission on March 1, 2001. The plan is organized around eight policy goals for New Jersey’s communities. Of particular importance to the Junction Road Redevelopment Area are the following three goals:


Goal 1- Revitalize the State’s Cities and Towns


Goal 3- Promote Beneficial Economic Growth, Development and Renewal


Goal 8 - Ensure Sound Integrated Planning and Implementation Statewide
b. The Redevelopment Plan and this Ordinance directly support these State Plan Policy Goals. The plan seeks to revitalize vacant and underutilized lands and to facilitate growth of a comprehensively designed and integrated affordable housing rental apartment complex that is consistent with local, regional and state land use policies.
c. The statewide policy map includes the Redevelopment Area as well as most of Raritan Township north of Flemington Borough in the Fringe Planning Area (Planning Area 3). Raritan Township contains one of the largest blocks of Planning Area 3 in the state. The Fringe Planning Area is conceptualized as a transition area between the Suburban Planning Area and Rural Planning Area. There are two main distinctions between the Suburban and Fringe Planning Areas. The Suburban Area has available water and sewer infrastructure and is developed at a level of at least 1,000 people per square mile. In contrast, the Fringe Planning Area has neither of these. The two relevant policies pertaining to the Redevelopment Area’s land use is housing and redevelopment. The Fringe Planning Area includes the following relevant objectives:
i.
Housing: Provide for a full range of housing choices primarily in Centers at appropriate densities to accommodate projected growth. Ensure that housing in general—and in particular affordable, senior citizen, special needs and family housing—is developed with maximum access to a full range of commercial, educational, recreational, health and transportation services and facilities in Centers. Focus multi-family and higher-density single-family housing in Centers. Any housing in the Environs should be planned and located to maintain or enhance the character of the Environs.

ii.
Redevelopment: Encourage appropriate redevelopment in existing Centers and existing developed areas that have the potential to become Centers, or in ways that support Center-based development, to accommodate growth that would otherwise occur in the Environs. Redevelop with intensities sufficient to support transit, a broad range of uses, efficient use of infrastructure, and physical design features that enhance public safety, encourage pedestrian activity and reduce dependency on the automobile.
d. The State Development and Redevelopment Plan’s mapping was formulated about 15 years ago and adopted a few years later after the pubic process was completed. It represents a particular moment in time before improvements to Rt. 31, the construction of Walter Foran Boulevard, and the extension of water and sewer infrastructure to the area. Perhaps in the future there will be a South Branch River Parkway. Today this area would be placed in the Suburban Planning Area. The Redevelopment Area is located immediately behind retail sales and service uses on Rt. 31 and will be just a short and walkable distance to a new shopping complex anchored by a Costco. Bus service is available. The site is in the wastewater management plan and can be serviced by public water and sewer through reasonable extensions from existing lines and mains.
SECTION 6.
COMPATIBILITY WITH THE RARITAN TOWNSHIP MASTER PLAN.
1.
The 2008 Master Plan identifies the study area (plus Lot 55 – one of the frontage lots on Junction Road) as a location for a fully 100% low and moderate housing development (p. 50). It cites the proximity of the study area to employment at the Town Square shopping center, Hunterdon Medical Center and downtown Flemington as reasons to locate this land use on the redevelopment site.
2.
Secondly, the current Housing Element of the Master Plan also identifies the Redevelopment Area (which does not include Lot 55) as suitable for a 100% affordable rental housing site to be developed in conjunction with an experienced affordable housing developer. The Redevelopment Area is under an option purchase agreement by a subsidiary of an experienced affordable housing developer. The tract is designated in the Housing Element for 84 low and moderate income housing units. As further evidence of Raritan Township's commitment to the development of affordable housing, $1 million was committed (and remains committed) to help fund a development consistent with the land use plan of this Ordinance. An executed Payment in Lieu of Taxes (PILOT) agreement has been signed and remains in effect in a modified form.
3.
Based on these findings, the proposed Redevelopment Plan objectives are wholly consistent with the intent and purpose of Raritan Township’s Master Plan.
SECTION 7.
AMENDMENTS AND SUPPLEMENTS TO TITLE 16 OF THE REVISED GENERAL ORDINANCES OF THE TOWNSHIP OF RARITAN:
1.
To Schedule I, entitled "Schedule Of Area, Yard, And Building Requirements", which constitutes part of Section 16.64.010 of Title 16 of the Revised General Ordinances of the Township of Raritan, to delete the "R-10" requirements in their entirety and replace them with the "MF" 100% Affordable Housing requirements and applicable notes, as follows:

	Zone
	Principal

Permitted

Uses
	Lot Area2
(sq. ft.)
	Lot Width3
(frontage)
	Minimum Yards Principal

Structures4
	Side & Rear Setbacks for Accessory Structures4
	Maximum Height
	Residential Cluster Subdivision Permitted

	
	
	
	Inside Lot
	Corner Lot
	Front5
	Rear


	Side
	Housing Animal
	Other Farm Structures
	Non-Farm Structures
	Principal

Structures
	Accessory Structures
	

	
	
	
	
	
	
	
	One
	Both
	
	
	
	
	
	

	MF
	Multi-Family, Municipal

Open Space
	11.0

Acres
	150 lineal feet
	150 lineal feet
	3029
	3029
	3029
	3029
	N/A
	N/A
	40
	3 stories or 40 feet30


	1 story or 18 feet
	N/A


29  This limitation shall not preclude the ability for attached balconies, decks or patios to encroach into the perimeter setback provided that the encroachment is no greater than six (6) feet and the surface area of the balcony, deck or patio is no greater than eighty (80) sf.
30  The maximum height for the community center building, however, shall be 1.5 stories or 28 feet.
	Maximum2 Hard Surface Coverage Percent


	Floor Area Ratio Percent
	Existing16 

Lot of Record
	

	
	
	Minimum Area
	Minimum Width

	
	
	
	

	40
	N/A
	N/A
	N/A


2.
Amend Section 16.22.20 of Title 16 of the Revised General Ordinance of the Township of Raritan, entitled "Zoning Map", by deleting "R-10" and replacing it with "MF" for the designation of the entirety of the designated "Redevelopment Area", consisting of Block 16.01/Lots 37.01 and 54 containing approximately 11.59 acres.
3.
Amend Section 16.24.N of Title 16 of the Revised General Ordinance of the Township of Raritan, entitled "R-10 100% Affordable Housing Overlay Zone" to read in its entirety as follows in order to create Ordinance provisions governing the development of the "Junction Road Redevelopment Plan"; in accordance with N.J.S.A. 40A:12A-7.(a) of the Redevelopment Law, these are the provisions of the "Redevelopment Plan" which set forth the applicable "Land Use and Building Requirements" in the redevelopment area:

Chapter 16.24N
MF 100% Affordable Housing Overlay Zone
Sections:

16.24N.010
Intent and Purpose

16.24N.020
Created

16.24N.030
Definitions

16.24.N.040
Principal Permitted Uses
16.24N.050
Conditional Use

16.24N.060
Accessory Permitted Uses and Structures Permitted

16.24N.070
Area, Yard, Coverage and Other Requirements
16.24N.080 
Performance and Design Standards

16.24N.090
Public Improvements

16.24N.100
Development Plan Review and Approval

16.24N.010
Intent and Purpose

The intent of the development regulations of this Overlay Zone is to create an aesthetically pleasing low rise apartment complex for persons of low and moderate income over the developable area of the tract. It is anticipated that the redevelopment will occur in one development phase.
16.24N.020
Created

There is created an R-10 Zoning District. The following area shall comprise the R-10 zoning district:  Block 16.01, Lots 37.01 and 54.
16.24N.030
Definitions

Any permitted, conditional, and accessory uses not defined herein shall be as defined in Title 16 of the Land Development Code (LDC) of the Township of Raritan.
APARTMENT – A dwelling for a single household located within a building of at least four such dwellings with direct access to the exterior which may occupy a single or multiple floors or part of such floor or floors.
BALCONY – An unroofed outdoor living area cantilevered from the face of a building on second or higher floors extending no more than eight (8) feet therefrom.
COMMUNITY CENTER – A separate building or section of a building that contains one or more rooms for social, recreational and leisure time activities for use by individuals or groups residing within a residential complex. A community center may contain sales, rental and administrative offices and maintenance facilities.
DECK – A raised unroofed platform either attached to a dwelling or freestanding in the approved yard area.
INCOME RESTRICTED – A dwelling that is deed restricted to an eligible very low, low or moderate income household as defined by the Fair Housing Act, N.J.S.A. 52:27D-301 et seq. and administrative rules promulgated under its authority.
MUNICIPAL PURPOSE – Land owned or controlled by the Township of Raritan or its agencies for essential services, open space or other municipal use necessary to promote the public health, safety and welfare.
PATIO – A ground level masonry or wood structure used as outdoor living space.
PORCH – An outdoor living space with a roof supported by columns that is attached to a dwelling.
SIGN, DIRECTORY – A sign designed for the use of motorists and pedestrians within the interior of a site or apartment complex which is intended to direct such persons to individual buildings or dwellings.
SIGN, INCIDENTAL – A sign, generally informational, that has a purpose secondary to the use of the lot on which it is located, including but not limited to "No parking", "Loading Zone", or "No Trespassing", or other similar directives such as playground use or office hours and signs for emergency purposes.
16.24.N.040
Principal Permitted Uses
No lot within the redevelopment shall be used and no structure shall be erected, altered or occupied for any purpose except the following permitted principal uses:
1. Apartments limited to income-restricted tenants as defined herein, complying with Uniform Housing Affordability Controls. 
2. Open space.
3. Municipal purpose.
16.24N.050
Conditional Use

1. Electrical transmission lines conforming to the following criteria:

A. The line is located within an existing easement; and

B. The line serves a regional need; and

C. The line has received state and/or federal regulatory approval for its installation.

16.24N.060
Accessory Permitted Uses and Structures Permitted

Any of the following accessory uses and structures shall be permitted in the Redevelopment Area when used in conjunction with a principal permitted use:
1. A manager’s apartment.
2. Rental center.
3. Community center.
4. Maintenance building.
5. Outdoor recreation.
6. Common open space.
7. Off-street parking and loading.
8. Fences, walls and street furniture.
9. Signs.

10. Essential services necessary for the redevelopment of the Redevelopment Area.

11. Accessory uses on the same lot and customarily incidental to a principal use.

16.24N.070
Area, Yard, Coverage and Other Requirements

Except as otherwise modified, the following area, yard, and coverage standards contained herein shall apply to all development in the Junction Road Redevelopment Area. These regulations shall not apply to any lot dedicated for public utility uses or solely used for storm water management.
A.
Tract Requirements
1. Minimum tract area. The minimum contiguous tract area shall be eleven (11) acres.
2. Minimum tract frontage. The minimum frontage on an arterial road shall be one hundred fifty (150) lineal feet.
3. Density limitation. The number of dwellings shall not exceed seven and one half (7.5) units per gross acreage of the tract.
4. Minimum open space and recreation area. The minimum area set aside for open space and recreation shall equal or exceed thirty percent (30%) of the gross tract acreage, calculated as follows:
A. The minimum required area shall not include any land encumbered by a conservation easement.
B. The minimum required area may include land encumbered by the JCP&L easement if used for recreation and approved by the utility.
5. Maximum building coverage. The maximum building coverage shall be fifteen percent (15%) of the total gross acreage of the tract.
6. Maximum impervious surface coverage. The maximum impervious surface coverage shall be forty percent (40%) of the total gross acreage of the tract.
7. Tract perimeter. No building, except as modified herein, shall be located closer than thirty (30) feet to the perimeter boundary line of the tract. This limitation shall not preclude the ability for attached balconies, decks or patios to encroach into the perimeter setback provided that the encroachment is no greater than six (6) feet and the surface area of the balcony, deck or patio is no greater than eighty (80) sf.

B.
Building Requirements

1. The maximum number of dwellings per building shall not exceed fourteen (14).

2. Minimum separation distances between buildings. No orientation of the buildings shall place the front of a building facing the rear of another building.
	Requirement
	Limitation

	Minimum distance from building front to building front
	80 feet

	Minimum distance from building front to building side
	50 feet

	Minimum distance from building side to building rear
	80 feet

	Minimum distance from building rear to building rear
	40 feet

	Minimum distance from building side to building side
	20 feet

	Minimum distance from a wall containing a window to another wall containing a window
	30 feet



3.  Additional building dimensions. Additional minimum and maximum building dimensions shall be as indicated in the following table:
	Requirement
	Limitation

	Minimum building depth through the short axis
	30 feet

	Maximum building length through the long axis
	180 feet

	Maximum height – apartment buildings
	3 stories and 40 feet

	Maximum height – community center
	1 ½ stories and 28 feet

	Maximum height – maintenance and other buildings
	1 story and 18 feet


4. Building setbacks from parking spaces, driveways and private streets. The building setback, measured from the edge of paving or curbing to the closest point of a building, shall be a minimum of fifteen (15) feet. Porches in the yard area between the front of a building and a parking space and not exceeding fifty (50) sf. in floor area may be setback a minimum of twelve (12) feet. Porches in the yard area between the side of a building and a parking space and not exceeding one hundred fifty (150) sf. in floor area may be setback a minimum of eleven (11) feet.
16.24N.080 
Performance and Design Standards

The following performance and design standards shall be used the redevelopment of the Junction Road Redevelopment Area. “Shall” is mandatory and “should” is permissive.
A.
Building Design Requirements
1. Buildings should have architectural features and patterns that provide visual interest from the perspective of pedestrians and motorists. Buildings should include substantial variation in mass through the use of the three main elements of base, field and entablature in the façade. Primary building facades shall be enhanced by the use of vertical and horizontal elements, such as plinths, pilasters, arches, and cornices. The field of the building shall be differentiated from the base by a horizontal transition line. The design of the base, as well as the quality and durability of its materials, should be emphasized in the architectural design.
2. Doorways, windows and other openings in the façade of buildings should be proportioned to reflect a pedestrian scale. Multiple front entrances or architectural features should be incorporated into the building design in order to produce human scale elements in the façade of the buildings.
3. Colors should be selected to create a common color palette (e.g., warms or cools together; primary or complementary together) to be used throughout the redevelopment(s). Contrasting colors should be used for accent purposes in highlighting architectural features and limited to 10 percent (10%) of the façade area or less.
B.
Conservation Easement
Any use or disturbance of the conservation easement shall require the written permission of the easement holder, unless already permitted by the language of the easement. The easement holder may impose conditions on the permission, including but not limited to, replacement of trees and other standards for re-vegetation and security instruments to ensure same. Such permission shall not be construed to limit the requirement of the redeveloper to obtain any other governmental approval pertaining to the use or disturbance of the conservation easement.
C.
Green Design Requirements

The design of buildings and their site development components shall promote the conservation of energy through the use of site planning, architectural elements and construction techniques to minimize energy consumption and to provide for the maximum utilization of renewable energy sources. With the submission of a preliminary site plan or subdivision, whichever comes first, the redeveloper shall prepare and submit a “Sustainable Design Assessment.” The Sustainable Design Assessment shall set forth ways in which the proposed development will utilize building design, construction materials, mechanical systems, site design and development techniques, and facility management practices which promote natural resource preservation and the minimization of energy consumption. The Sustainable Design Assessment shall include and address the following topics in narrative and graphic form as appropriate:

1. Sustainable site development.

a. The minimization of site disturbance and soil erosion during construction and the maximization of tree retention.

b. The extent to which natural drainage systems can be utilized and naturalized control structures designed following NJDEP Best Management Practices and, if feasible, green infrastructure, for storm water management.

c. The preservation or restoration of natural site features.

d. The use of building orientation and landscaping features to capitalize on passive heating and cooling.

e. Any provision for allowing community gardens.

2. Water efficiency.

a. The use of captured rainwater for internal and external water demand, if feasible.

b. The use of low-flow and no flow fixtures and fittings.

3. Energy efficiency. The Sustainable Design Assessment will include a narrative if any of the following techniques in promoting energy efficiency are proposed (including their extent) in the redevelopment of the tract:

a. The use of passive solar heating/cooling and natural ventilation.

b. Enhancing the penetration of daylight to interior spaces to reduce the need for artificial lighting.

c. The use of a thermally efficient envelope to reduce the size of the HVAC system or systems over conventional construction methods.

d. The use of energy management systems, monitoring, and controls to continuously calibrate, adjust, and maintain energy-related systems.

e. The provision of individual occupant controls when not in conflict with paragraph D.

4. Indoor environmental quality.

a. The methods to be used to control pollutant sources.

b. The use of low-emission materials.

c. The provision of outdoor views for occupants.

d. The provision of recycling stations in public areas.

5. Transportation.

a. The provisions for pedestrian and bicycle connections to public open space, shopping and areas of job concentration.

b. The use of bicycle parking facilities.

c. The provisions for multi-modal motorized transportation for residents, if available.


6. Construction materials.

a. The means whereby the consumption of building materials may be minimized.

b. The process whereby the durability and adaptability of building materials for new use is determined and implemented.

c. The use of salvaged and refurbished materials in the redevelopment.


D.
Landscaping and Tree Preservation

The following performance standards shall supplement the buffer yard standards of Section 16.20.040.D of the LDC:

1. Landscape design. The protection of wooded areas, specimen trees, and existing vegetation suitable for landscaping within the redevelopment shall be a factor in determining the location of open space, buildings, underground services, walks, paved areas, playgrounds, parking areas and finished grade levels and shall be based on a survey of the natural features of the tract.

2. Perimeter buffer requirements. Landscape buffers shall be required along all perimeter property lines and public rights-of-way except north of the former railroad right-of-way and within the JCP&L easement. The perimeter buffer shall be a minimum width of thirty (30) feet, except for balcony, deck and patio encroachments as permitted under Tract Requirements. The minimum landscaped width shall be twenty (20) feet and suitable for its function of site enhancement, screening, and control of climatic effects. The perimeter buffer shall meet the minimum standards of the Type B buffer in 16.20.040.E.4.b.ii of the LDC. A stream or freshwater wetland corridor may substitute for a perimeter buffer if appropriately vegetated. The landscape buffer design should retain existing vegetation which is of high quality and appropriate density. Where existing vegetation is unsuitable, it shall be augmented or replaced by new plantings in accordance with a landscape plan submitted to and approved by the Planning Board.

3. Tree and shrub replacement. A limit of disturbance line shall be established during the review of an application for development taking into account grading, utility placement, and anticipated construction activities. Within the area encompassed by the limit of disturbance, there shall be no requirement for the replacement of trees. The provisions of Ordinances 10-27 and 11-3 shall not apply within the Redevelopment Area. Within the area to be disturbed by construction activities, the redeveloper shall liberally install trees, shrubs and groundcover in accordance with a landscape plan submitted to and approved by the Planning Board.

4. Native plants required. In the design of the landscaping plan, no non-native or invasive species of plants shall be used.

5. Parking lot landscaping. Landscape islands shall be provided within parking fields at the end of all parking bays and in other appropriate locations to minimize heat island effects. A minimum of five percent (5%) of the total parking lot area shall be in a landscaped island. Each individual landscape island should be a minimum of eight feet width and the depth of one or two parking stalls, depending on the width of the parking bay. Such islands should not be less than one hundred sixty (160) square feet nor greater than three hundred twenty (320) square feet in area. One shade tree (two and one-half inch [2.5] caliper minimum planting size) and four shrubs (two gallon minimum planting size) shall be provided for each one hundred sixty (160) square feet of landscape area. The remaining permeable surface shall consist of ground cover, turf, and/or planting beds. The minimum depth of topsoil in parking lot islands shall be sixteen (16) inches.


E.
Lighting

1. General. All outdoor lighting should be coordinated as to style, material and color. Lighting throughout the site should overlap, creating an even level of illumination throughout the parking area. All exterior lighting shall be designed, located, installed and directed in such a manner as to prevent objectionable light at and across the property lines and to prevent glare at any location on or off the property. The use of light emitting diode (LED) fixtures is encouraged for energy efficiency and uniform illumination.

2. Illumination shall be no more than one foot-candle level at a street line, at least two foot-candles at vehicular entrances and exits, and no more than one-quarter (1/4) foot-candle at other perimeter property lines.

3. Lighting poles and footers together shall not exceed twenty-five (25) feet in height in driveways and private streets and twelve (12) feet illuminating pedestrian walkways outside of parking lots, though where feasible, bollard lighting shall be the preferred type with a height not to exceed three (3) feet.

4. Pedestrian level lighting shall be used along any pedestrian walkways not illuminated by parking lot lighting. The minimum illumination of pedestrian areas shall be one half (0.5) foot-candle over the walkway surface.

5. Lamps shall emit a color temperature between 3200ºK and 5000ºK with a minimum color rendering index of seventy (70) or higher.


F.
Parking and Circulation Design

1. The minimum parking provided shall be equal to 2.0 parking spaces per dwelling unit. The Planning Board may consider and approve a plan allowing for up to twenty percent (20%) of the total required number of parking spaces to be banked. In the event that banked spaces are approved, one or more of the banked spaces shall be constructed by the owner following initial occupancy upon a certification by the Township Planner or Township Engineer that the site as originally constructed has inadequate parking. The number of spaces to be constructed shall be determined by the Township Engineer.

2. The minimum size of a standard parking space shall be 9’ x 18’ for 90º parking and 9’ x 23’ for parallel parking.
3. The minimum drive aisle/parking aisle width shall be twenty-four (24) feet. Where a bifurcated entrance driveway or private street is proposed, each one way lane of travel shall be a minimum of fourteen (14) feet in width.

4. Where sidewalk abuts a parking space, the total width of the curb and sidewalk shall be a minimum of six (6) feet in width.

5. Barrier free parking spaces shall be distributed throughout the apartment complex in a ratio as required by N.J.A.C. 5:23-7.10.

6. Barrier free parking space dimensions shall comply with the 2010 ADA Standards for Accessible Design, Section 502, as it may be amended or superseded.

7. A bus shelter shall be provided along the frontage of Junction Road and connected via a pedestrian pathway to the internal pedestrian circulation system, unless the redeveloper can adequately demonstrate that no operator will service the site after occupancy.

8. The redeveloper shall make adequate provision for pedestrian and bicycle circulation and bicycle parking throughout the site. The redeveloper shall make adequate legal provision in the form of an easement for the eventual connection of the site to the Pioneer Fields public open space parcel located to the west and northwest of the Redevelopment Area.


G.
Roof Design

1. General. To add interest and reduce the scale of the buildings, variations in roof lines shall be used through the use of overhanging eaves, parapets, dormers, height variations and entrance features.

2. Roof design shall incorporate the following design features:


a. Three (3) or more roof slope planes; and/or

b. Overhanging eaves, parapet or canopy projections, which extend no less than two (2) feet past the supporting walls.

3. Photovoltaic Panels. Roofs shall be designed to accommodate the installation of photovoltaic panels.


H.
Signs

Any development within the Junction Road Redevelopment Area shall conform to the following sign types and limitations:

1. One monument-style ground sign shall be permitted when located adjacent to an entrance driveway or private street, not to exceed fifty (50) sf. in sign area and eight (8) feet in height. Such sign shall be located no closer than fifteen (15) feet to a public right-of-way and thirty (30) feet from a side property line.

2. In the event that the main entrance driveway is bifurcated, one ground mounted directional sign each shall be permitted indicating the flow of traffic into and out of the site may be installed. Such sign shall be no taller than thirty (30) inches in height and four (4) sf. in area.

3. One ground mounted directory sign shall be permitted located at the first branching of the main driveway or subsequent branchings indicating by map or arrows location of the various buildings on site. Such sign shall be no taller than six (6) feet in height and eighteen (18) sf. in area.

4. One freestanding sign shall be permitted each for the sales and rental office, manager’s office (if different from the sales and rental office), and community center located between a parking area or private street and the main building entrance not to exceed one-and-a-half (1.5) sf. in area and four (4) feet in height, pole-mounted.

5. Incidental signs shall be permitted provided that the sign is attached to a wall, stenciled to an exterior door or attached to a fence, except for emergency signs. Emergency signs may be placed on poles, A-frame supports or other structure. The signs shall not exceed one-and-a-half (1.5) sf. in area.

6. Each building shall be lettered or numbered with a wall sign in accordance with the requirements of the municipality’s emergency management office. The minimum letter height shall be eight (8) inches. Each apartment shall be signed with the apartment number located on the door or next to the door jamb in accordance with the requirements of the municipality’s emergency management office. The minimum letter height shall be four (4) inches.


I.
Solid Waste Management

1. One outdoor collection area for trash, garbage and recyclable materials shall be provided for each fifty (50) dwellings or part thereof which shall be separate from parking spaces whether such spaces are inside or outside of any building.

2. All trash and recycling locations shall be enclosed and located in a manner which is obscured from public view from parking areas, private streets and adjacent residential uses or zoning districts by a fence, wall, planting or combination of the three.

3. All exterior solid waste enclosures shall be constructed of materials the same or substantially similar to the architectural materials of the buildings to which it is associated.
16.24N.090 
Public Improvements

Public improvements are anticipated to be required and installed at the full expense of the designated redeveloper as individual lots and tracts of land are redeveloped consistent with the design policies and standards that are contained within this Plan. The redeveloper is expected to install necessary public improvements on the property they control as well as abutting rights-of-way. The redeveloper is expected to construct any off-tract improvements necessitated by their redevelopment. No recapture of off-site improvement expenses from future development should be anticipated. However, nothing contained herein shall be construed to preclude the ability of the municipality or redeveloper from obtaining any governmental programs, grants, loans, or other financial support or incentives for public infrastructure improvements or other construction.

A.
Streets
1. The redeveloper shall be responsible for any street improvements along the frontage of Junction Road determined to be required in the site plan review process at the appropriate governmental level.
2. All streets within the Redevelopment Area shall be privately owned.
B.
Utilities
1. All development within the Redevelopment Area shall be served by public water and sewer. The Redevelopment Area is currently located within the service areas of the Raritan Township Municipal Utilities Authority for public sewer and the New Jersey American Water Company for water. The redeveloper shall install the mains, service lines, standpipes and other facilities required for the redevelopment in accordance with the policies and standards of the company. There is no identified treatment capacity constraint for the level of redevelopment anticipated by this Ordinance for service to be supplied by the Raritan Township Municipal Utilities Authority. The redeveloper shall install the interceptors, soil lines, pumping stations and other facilities required for the redevelopment in accordance with the policies and standards of the Municipal Utilities Authority.
2. All cabling systems for electric service, cable television, telephone, internet and similar wiring shall be placed underground by the redeveloper necessary for the redevelopment.

16.24N.100
Development Plan Review and Approval

A.
Pre-application Conference and Concept Plan

1.  Prior to submission of any application for development, the redeveloper shall meet for a pre-application conference with the Technical Review Committee (TRC) to insure that the requirements of this Ordinance are addressed. The Technical Review Committee, for the purposes of development within the Redevelopment Area only, may also include one or more members of the Redevelopment Authority, but one fewer than constitutes a quorum of that body.
2.  The redeveloper shall submit a concept plan (also known as an informal plan) to the TRC at an early stage of the design process. The redeveloper shall present concept drawings illustrating compliance with this Ordinance. The TRC shall provide the redeveloper with written comments and if need be, alternative sketches, in response. The concept plan shall be compared with the design standards in this Ordinance as the basis for the review.

B.
Escrow Fee

Redevelopers seeking approval of a development in the Redevelopment Area shall establish an escrow account with the Redevelopment Authority from which any consultants necessary for the review of the redevelopment shall be paid. Such escrow account shall be in accordance with N.J.S.A. 40:55D-53.2. The Redevelopment Authority shall adopt a fee schedule by resolution and may amend it from time to time as circumstances warrant.
C.
Application for Development

The application for development shall be submitted in such form, and accompanied by such maps, documents, and materials as are prescribed in Section 16.20.020 of the Land Development Code of the Township of Raritan and Development Application Checklist(s), with the following additional submission requirements:
a. An architectural elevation of each façade
b. A detail of each of the following building elements:
i. Main and secondary buildings entrances. A typical entrance may be shown if the main and secondary entrances are the same.
ii. Typical window and surrounding architrave.
iii. Cornice.
iv. Transition
c. A sample board or boards for review by the Technical Review Committee upon which are attached the actual materials to be used on each façade, including but not limited to, window glass, window frame, architrave, base, field, cornice and accent materials. The sample board should be arranged to indicate the relative proportions of the materials to be used in the façade to the relative proportions of the materials on the subject board. Simultaneously, or as a separate application, the materials to be used in any signage for the building or structure shall be submitted for review.
d. A copy of any protective covenants or deed restrictions applying or to be applied to the subject land, excepting concept plans. For proposed deed restrictions or protective covenants, these may be submitted in draft form.
e. Any existing or proposed easement or land dedicated or reserved for public use beyond that already indicated in this Ordinance. For proposed easements, these may be submitted in draft form.

f. A list of all required regulatory approvals at the municipal, county, state, and federal level of government and their status.

D.
Redevelopment Authority Approval

The Redevelopment Authority shall certify the consistency of an application for development with this Ordinance prior to its submission by the redeveloper to the Raritan Township Planning Board upon recommendation of the TRC. As a condition precedent to the filing of any application for development to the Planning Board for any property governed by this Ordinance, the Redevelopment Authority shall execute the Redevelopment Agreement with the redeveloper.

E.
Public Notice and Hearing
Any action towards the certification of consistency of a redevelopment with this Ordinance by the Redevelopment Authority shall be taken at a public hearing of the Redevelopment Authority that is open to the public. The redeveloper shall provide notice to the public in the official newspaper of the municipality at least ten (10) days prior to said hearing in accordance with the procedures contained within N.J.S.A. 40:55D-1 et seq. for an application for development.

F.
Planning Board Review

1.  Site plan and subdivision review shall be conducted by the Raritan Township Planning Board pursuant to N.J.S.A. 40:55D-1 et seq. Site plan review shall consist of a preliminary site plan application and a final site plan application. Subdivisions shall consist of a preliminary major subdivision application and a final major subdivision application. Subdivisions shall be filed with the county recording officer by plat.

2. The Raritan Township Planning Board may grant deviations from the strict application of the regulations contained within this Ordinance, except those standards and regulations specified in paragraph 3 below, in accordance with the provisions of N.J.S.A. 40:55D-60 and -70c.
3. No deviations shall be granted that result in any of the following effects or conditions:

a. To allow a use not specifically permitted within the MF 100% Affordable Housing Overlay Zone;
b. Exceeding the maximum building or structure height as measured in feet and/or stories in excess of that permitted to be reviewed by the Planning Board in accordance with N.J.S.A. 40:55D-70d(6).

c. Deviation from the phasing plan for public improvements or other contractual obligations of the redeveloper to the Redevelopment Authority.

Such deviations sought from these effects or conditions or the phasing schedule shall require an amendment of this Ordinance.
D.  Effect of Planning Board Approval

The effects of any Planning Board approval shall be consistent with the rights granted by Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) except to the extent they may be modified by the Redeveloper’s Agreement.
SECTION 8.

If the provisions of any article, section, subsection, paragraph, subdivision or clause of this Ordinance shall be judged invalid by any Court of competent jurisdiction, such Order of Judgment shall not effect or invalidate the remainder of any such article, section, subsection, paragraph or clause, and to this end, the provisions of this Ordinance are herby declared to be severable. 

SECTION 9.

This Ordinance shall take effect immediately upon (1) adoption; (2) publication in accordance with the laws of the State of New Jersey; and (3) filing with the Hunterdon County Planning Board.
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Mayor

NOTICE OF PENDING ORDINANCE

Please take notice that the foregoing Ordinance was adopted on first consideration by the Township Committee of the Township of Raritan at a meeting held on November 17, 2014.  

The same was then ordered to be published according to law, with a public hearing and final adoption scheduled for the meeting of December 16, 2014 beginning at 7:00 pm at the Municipal Building, One Municipal Drive, Raritan Township, NJ at which time all interested persons will be heard.
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Township Clerk
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