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executive summary
Bedminster has long been prized for its scenic countryside and unspoiled natural places.

These features have been a major factor in the selection of Bedminster's land use policies, which focus growth around the State highways and the villages of Pluckemin and Bedminster.  Resource conservation zoning has helped conserve Bedminster’s countryside while the villages have enjoyed an expanding role as centers with desirable, walkable neighborhoods, expansive parklands and convenient local services.  A relative abundance of affordable housing, strategically situated along the interstate highway network, provides a resource that is increasingly scarce in Somerset County.
Protecting high environmental quality, conserving community character, retaining farms and farmland and protecting Bedminster’s history are key objectives of the Master Plan, which is also dedicated to promoting a sustainable future for the Township and the region.  

Regional planning initiatives at the state level and affordable housing mandates have helped to shape a landscape where varied, and at times conflicting, objectives for conservation and development have been balanced through an open, transparent policy development process with extensive public participation.
As the Township evaluates the recently released draft Highlands Draft Regional Master Plan, it will be important to protect opportunities for sustainable development as well as conservation, in this at the crossroads community, where Early American history, regional transportation and scenic natural beauty converge.
Statutory Authorization
The Municipal Land Use Law, at N.J.S.A. 40:55D-89, includes the following statement relative to the periodic examination of a municipal master plan:


"The governing body shall, at least every six years, provide for a general reexamination of its master plan and development regulations by the planning board which shall prepare and adopt by resolution a report on the findings of such reexamination, a copy of which report and resolution shall be sent to the county planning board and the municipal clerk of each adjoining municipality.  The first such reexamination shall have been completed by August 1, 1982.  The next reexamination shall be completed by August 1, 1988.  Thereafter, a reexamination shall be completed at least every 6 years from the previous reexamination."


N.J.S.A. 40:55D-89 requires that the reexamination report shall state:

a. The major problems and objectives relating to land development in the municipality at the time of the adoption of the last reexamination report.

b. The extent to which such problems and objectives have been reduced or have increased subsequent to such date.

c. The extent to which there have been significant changes in the assumptions, policies and objectives forming the basis for the master plan or development regulations as last revised, with particular regard to the density and distribution of population and land uses, housing conditions, circulation, conservation of natural resources, energy conservation, collection, disposition and recycling of designated recyclable materials, and changes in State, county and municipal policies and objectives.

d. The specific changes recommended for the master plan or development regulations, if any, including underlying objectives, policies and standards, or whether a new plan or regulations should be prepared."

e. The recommendations of the planning board concerning the incorporation of redevelopment plans adopted pursuant to the "Local Redevelopment and Housing Law," P.L. 1992, c. 79 (C.40A:12A-1 et seq.) into the land use plan element of the municipal master plan, and recommended changes, if any, in the local development regulations necessary to effectuate the redevelopment plans of the municipality."

Problems and Objectives in 2000


On June 8, 2000 the Planning Board adopted a Master Plan Reexamination Report that addressed these statutory requirements.  This report identified the following major problems and objectives:
1.  
Maintaining the special character of the villages, and the rural and country atmosphere, which prevails throughout most of the township. 

2.
Continuing to manage the "sweeping changes" which occurred as a result of court-mandated mount laurel housing. Protecting the environment and conserving fragile natural


resources.

3.
Protecting the environment and conserving fragile natural resources.

4.
Managing and encouraging other government agencies to manage traffic impacts.  

5.
Preservation of farmland and expansion of the industry of agriculture according to best management standards.

6.
Improving access to local plans and regulations 

7.
Conforming local plans and ordinances with the State Development and Redevelopment Plan (SDRP) policies affecting Planning Area 5 and “centers”.
Changes in Problems and Objectives since 2000

The following is a summary of the status of recommendations of the 2000 Bedminster Master Plan Reexamination Report PRIVATE 
(numbering corresponds to Adopted June 8, 2000 Reexamination Report):

	Reexamination Report Recommendation
	Status

	PRIVATE 
1d1.
Enforceable tree removal standards should be developed, to protect visual character, limit erosion and maintain and improve habitat.
	Adopted

	
	

	1d2.
Conservation subdivision techniques, such as the “open lands” subdivision designs, which reserve most of a site for farmland or natural resource conservation, should be explored.
	Open Lands zoning Rejected in 2003



	
	

	1d3.
The Village Neighborhood zone densities and permitted uses in Pottersville should be reconsidered in light of wastewater treatment limitations and targeted to protection of village character.
	Adopted

	
	

	1d4.
Methods of protecting the scale and character of Bedminster village (i.e. – increasing r-1/4 zone lot size up to R-1/2, density controls, floor area ratio and other regulatory techniques) should be reexamined.  New construction frequently produces larger houses, which are out of scale with the character of the neighborhood and which can dwarf a one-quarter acre lot.
	Residential Floor Area Limits Adopted

Maximum house width standards Adopted 

	
	

	1d5.
The R-3 district north of Peapack-Gladstone borough, which shares most of the physiographic features of the R-10 district across route 206, should be changed to the R-10 district, as recommended following planning board review during 1998. 
	Adopted

	
	

	1d6.
An aesthetic impact analysis, including three-dimensional terrain modeling, should be required as part of an environmental impact statement, as a tool to provide a better understanding of the topographic and landscape alterations that will occur as a result of major development, particularly golf course construction (see sec.3d5).
	Not Adopted

	
	

	1d7.
A new “public” (p) zone should be created to include all township, county or state property.
	Adopted

	1d8.
Setbacks in rural residential and non-residential zones should be increased to better promote the conservation of rural character.  Shared driveways should be encouraged, to limit changes to roadside character, and the effects of “gated” driveway entrance treatments should be reviewed for their aesthetic and other impacts.
	Adopted

Revised Standard Relates Setback to Height

Gated Drives not regulated

	
	

	1d9.
Lighting standards should be established which enhance neighborhood and community character, do not exceed safety and security requirements, reduce energy waste and minimize skyglow and eliminate glare.
	Adopted Revised Village Lighting Standards

(Further revision needed)

	
	

	1d10.
An updated build-out analysis should be provided to assess the impacts of full build-out of all residential and non-residential zones.
	Completed and Adopted in 2003 Master Plan

	
	

	1d11.
The R-1/4 zoning of the former Bedminster school property should be changed to the surrounding R-3 zone.
	Adopted

	
	

	1d12.
Maintaining the character of Bedminster’s unpaved rural roads continues to assume a high priority, as an essential element of Bedminster’s rural character.  Appropriate design and maintenance standards should be developed to retain this character and control maintenance costs.
	Stormwater Management Plan Adopted 

	
	

	2d1.
The underlying zones (R-1/4, R-3), upon which the PUD and PRD overlays at The Hills have been fully developed, are no longer useful and should be eliminated.
	Adopted

	

	

	2d2.
The Board Of Education and the Planning Board should jointly explore issues of school capacity and projection of future pupil populations and investigate facility location issues.
	Not addressed

	
	

	3d1.
Protection and enhancement of surface and groundwater quality remains a major concern.  The township should develop watershed-based planning approaches which will ameliorate non-point pollution watershed impacts, and participate actively in regional watershed management efforts. 
	· Adopted 2003 MP has watershed  focus  

· Resource Conservation Calculation Ordinance Adopted

	
	

	3d2.
Stream corridor buffer standards should be implemented.
	50’ Conservation Easement and 3-Tier Buffer Adopted

	
	

	3d3.
Local soil disturbance regulations should be developed, to include a local permitting process.
	Adopted

	
	

	3d4.
A scenic resource assessment should be prepared and scenic resource management standards should be developed.
	Scenic Resource Management Plan Completed 

(Not adopted in Master Plan or implemented in LMO)

	
	

	3d5.
The impacts of golf course development should be monitored and evaluated to determine whether this use should continue to be permitted throughout the R-10 zone, and whether additional regulations should be developed to control the impacts of golf courses on the community (see 1d6).
	Planning Board recommendations are before Township Committee

	
	

	3d6.
A program should be established to monitor a broad range of indicators of environmental quality throughout the township.
	Planning Management System of Targets and Indicators Completed

	
	

	3d7.
A recycling plan element has not yet been prepared, and should be developed.
	Adopted

	
	

	4d1.
As suggested by the Board of Education, the sidewalk plan for Bedminster village should be reviewed and updated.
	Updated in 

Adopted 2003 Master Plan

	
	

	4d2.
The township should develop appropriate road design standards for all road classifications, including unpaved rural roads that maintain and protect the countryside character in rural areas of the township.  The township should also consider developing a local road access management code.
	Not Adopted

	
	

	4d3.
Strategies to promote the use of mass transit and increased bus access within the community should be explored.
	Ongoing

	
	

	5d1.
The township should explore strategies to encourage equestrian access opportunities and equestrian land uses which will promote continued farming.  Permitting residential/ equestrian communities regulations could promote this objective.
	2003 Master Plan recommended Agricultural Protection Zoning and Conservation Subdivisions

Not Adopted in LMO

	
	

	5d.2
In light of emerging state funding policies, it may be appropriate to consider Planning Area 4B designation for agricultural areas outside of environmentally fragile areas (i.e. Trout waters, endangered/threatened habitats, etc.).
	Rejected – PA5 retained

	5d3.
The Farmland Preservation Plan Element should be reviewed in light of recommendations of the county agricultural development board (CADB)…
	Updated Plan Element in 2003 Master Plan

	
	

	6d.
Outdated portions of the master plan should be updated to reflect current data and recommendations. Updating the various elements should be prioritized based on the importance of the element to the health, safety, welfare and the quality of life of the residents.  Map quality should also be improved, since many existing maps are copies of copies with poor legibility.  GIS mapping techniques would be useful for this update.  
	Updated in 2003 with highly legible GIS and other Mapping

	
	

	6d2.
Bedminster’s master plan and land development regulations should be made accessible via the internet.
	Master Plan is on the WEB in chapters for slow, easy download

	
	

	6d3. 
Options for streamlining local regulations for minor developments should be examined.  
	Not Adopted

	
	

	6d4.
Bedminster’s master plan should separate technical appendices from plan proposals and policies.
	Provided in 2003 Master Plan

	
	

	7d1.
The township should explore strategies to provide supplemental water supplies to assist in fire protection efforts as new development occurs.
	Onsite storage ordinance Adopted

	
	

	7d2. 
The township continues its active involvement in “Cross Acceptance II” as it seeks to secure community development boundaries around the designated villages, to better protect “the environs”.
	Center Designations Approved by SPC

	
	

	7d3.
The Land Development Ordinance should be renamed the “Land Management Ordinance” to reflect the comprehensive land management approach reflected in Bedminster’s Master Plan and ordinances.
	Adopted


Changes in Assumptions, Policies and Objectives 
Bedminster’s Master Plan and Land Management Ordinance have been upheld by New Jersey’s Appellate Division in the face of a challenge to the R-10 Rural Residential Zone.  At the outset of the 21st Century, Bedminster faces new challenges as well as opportunities to reinforce and, where appropriate, fine-tune local policies and regulations.
Highlands Regional Master Plan 

The enactment of the Highlands Water Protection and Planning Act in August 2004 will have a significant impact on how municipalities within the Highlands Region plan for their future. The Highlands Region is divided between the “Planning Area” and the “Preservation Area”, and the portion of Bedminster Township north of Pottersville Road is situated within the Preservation Area. The Highlands Council is charged with the responsibility to develop a regional Master Plan.  The original release date of June 2006 was delayed as was a subsequent October 2006 target.  

In accordance with N.J.S.A. 40:55D-28(14)d, Bedminster’s Master Plan must include “…a specific policy statement indicating the relationship of the proposed development in the municipality, as developed in the master plan, to the Highlands regional master plan…”  

In addition, the Highlands Act requires the constituent municipalities to address the Regional Master Plan as follows:  

Within nine to 15 months after the date of the adoption of the regional master plan or any revision thereof, according to a schedule to be established by the council, [Highlands Council] each municipality located wholly or partially in the preservation area shall submit to the council such revisions of the municipal master plan and development regulations, as applicable to the development and use of land in the preservation, as may be necessary in order to conform them with the goals, requirements, and provisions of the regional master plan. 

The Highlands Planning Council recently released the Draft Regional Master Plan for public review and comment.  Since the northern portion of Bedminster (above Pottersville Road) is within the Highlands Preservation Area, the Highlands Act requires conformance by the local Master Plan within this area.  Highlands regulations also provide that the municipality may elect to “opt-in” and enact the regional plan requirements for areas of Bedminster outside the Preservation Area.

·  The Highlands Act provides a “strong presumption of validity” to master plans, land use ordinances and local decisions of municipalities and counties made in conformance with the Regional Master Plan to be adopted by the Highlands Council. This enhanced presumption of validity is one of the strongest levels of legal protection available in the State.  The Act also provides an opportunity for direct legal representation where needed. 

· The Act authorizes the Highlands Council to take enforcement action for any violation of the Regional Master Plan in the Preservation Area or in the Planning Area where municipalities or counties have come into conformance with the Regional Master Plan. 
· The Act also requires the Council to establish a voluntary TDR program and offers financial incentives to municipalities for creating receiving zones. These incentives include enhanced planning grants up to $250,000, reimbursement for costs of amending local ordinances, authority for the use of impact fees up to $15,000 per unit, and priority status for state infrastructure spending. 

· The Highlands Act provides priority funding opportunities under Green Acres and State Farmland Preservation for land within the Preservation Area and for those municipalities in the Planning Area that have adopted transfer of development rights ordinances. 
At this time, an ad hoc committee has been designated by the Mayor to review the Regional Plan draft and prepare responsive comments during the public comment period.
Cross-Acceptance

Bedminster has participated in the Cross-Acceptance process and monitored the activities of the State Planning Commission (SPC).  Cross-Acceptance is now in the Negotiation phase, with inter-agency meetings scheduled for December 2006 and January 2007, and Public Meetings scheduled for February and March 2007.

Master Plan Endorsement by the State Planning Commission 
Bedminster’s Master Plan and Land Management Ordinance were submitted to the Office of Smart growth for review as part of the Initial Plan Endorsement process.  This process has recently been revamped, and the Township has yet not proceeded through the process to secure endorsement of Bedminster’s plan to date.
When the State Planning Commission endorses the Highlands Regional Master Plan, local master plans and development regulations approved by the Council will be deemed the equivalent of having been endorsed by the State Planning Commission.  Since these activities of the Highlands Council will affect plan endorsement, Bedminster should carefully evaluate the regional plan proposals and the question of whether to opt-into the regional plan for the area outside the Preservation Area.

Land Conservation and Scenic Landscape Protection
Bedminster has been aggressively pursuing open space and farmland preservation for decades, and these efforts have created a greenbelt around and between the villages of Bedminster and Pluckemin.  Farmland and open space preservation has been pursued with Somerset County and New Jersey as partners, and Somerset County has also purchased  significant parklands and/or open space or farmland easements in western Bedminster, with the latest acquisition comprising roughly 350 acres situated along Rattlesnake Bridge Road opposite Lana Lobell farm.  This area is one of Bedminster’s most prominent gateways, where visitors are introduced to the expansive agricultural landscape, and where a pending development application threatens to remove most of the signature elements (barns, fences, out buildings) that convey the agricultural character of this historic breeding farm and develop the site with housing.

A “Scenic Resource Management Plan” (2004), prepared with the aid of a grant from Somerset County, details the scenic attributes of Bedminster’s scenic corridor network and recommends strategies for preservation and conservation of this fragile resource.  Equestrian trails, an expression of Bedminster’s cultural heritage, are also threatened as ownership changes increasingly make segments of the trail network off limits and/or disconnected.
Affordable Housing
Bedminster is home to 698 affordable housing units developed prior to the release of the Third Round Rules of the Council on Affordable Housing (COAH), when the Township’s full COAH obligation was less than 200 units.   Bedminster also filed a Third Round Housing Element and Fair Share Plan with COAH in time for a December 2005 deadline.  The latest COAH rules impose a growth share obligation that requires the production of one affordable housing unit for every 8 new market rate dwellings or 25 net new jobs.  Bedminster is preparing to enact a growth share ordinance that will permit the Township to require developers to construct the affordable housing that is engendered by growth or to collect payments in lieu of construction.
Other Areas of Concern
Deer Fencing – Bedminster’s fence regulations prohibit fences taller than 6’ except for the R-3 and R-10 Zones, where 7’ fences are permitted. However, fences taller than 7’ are being installed to restrict access by deer.  These tall fences have negative visual, habitat, access and traffic implications. Deer fencing can cut off equestrian trails, and redirects displaced wildlife, forcing deer onto roadways or unprotected landscape areas where overbrowsing has removed forest understory and destroyed residential and commercial landscape plantings.  
Oversized Houses – Tear-down and replacement of existing homes and construction of massive new homes is increasingly a problem in desirable residential areas like Bedminster.  While several land use regulations have been crafted to address the floor area and setbacks of prinbcipal dwellings, this trend may require further policy refinements.

Excessive Lighting – Excessive site lighting can intrude into residential areas and contributes to a diminished perception of rural character.
Golf Courses/Clubs - Construction of the golf landscape involves extensive soil disturbance and vegetation removal, fragments forests and converts farmland to fairways and greens. Golf courses, while conserving large open landscape areas, could better address the objectives of the R-10 District if land conservation was required as a byproduct of the development of the golf club, and if any permitted overnight accommodations were centralized in the clubhouse and/or adapted within buildings that predate the conversion of the site to golf.
Recommended Changes to the Land Use Plan and Development Regulations
As seen above, most of the 2000 Reexamination Report recommendations were addressed in the adopted 2003 Master Plan or are in progress.   Additional policy and regulatory changes should be developed to address the issues cited above, including:


Scenic Landscape Protection – Require development applicants in the R-10 zone, and all identified gateway locations, to detail the scenic attributes of a site as seen from Bedminster’s scenic corridor network. Modify local impact assessment requirements to require documentation of landscape character and require site design to respect significant vistas or landscapes.  Alternative minimum lot area requirements should be explored for cases where permitted development would destroy scenic features or their context.  Such regulations might permit reduced minimum lot area requirements, below the current 6-acre minimum using lot averaging, under certain circumstances.  Equestrian trails should be protected and trail easements should be sought to the greatest extent practicable when lands in Bedminster’s R-10 District are subdivided.

Lighting – review and modify current lighting standards to provide for sufficient lighting for safety and security purposes while preventing excessive site lighting.


Conservation Plan Amendment – Evaluate sustainability initiatives and the extent that sustainable practices can be employed in land development and ongoing public and private property management operations.  Review each element of the master plan for its role in promoting sustainbble practices.


Deer Fence Regulations – Develop standards that are targeted to address the public welfare objectives of the MLUL, including public safety and wildlife movement. Visual impacts may be mitigated by requiring the use of black mesh fencing and limiting fence height to the lowest practical maximum.

Golf Courses/Clubs – To offset the effects of extensive soil disturbance and vegetation removal, and farmland conversion to fairways and greens, golf courses should be required to preserve one acre of farm, forest or other resource land for every acre converted to golf use.  Additionally, rooms or suites of overnight accommodations should only be permitted in the clubhouse or within buildings that predate the conversion of the site to golf.
recommendations of the planning board concerning redevelopment plans 
The Planning Board has reviewed options for designation of redevelopment areas in Pluckemin Village and has concluded that the instrumentality of private capital should be able to address the need for redevelopment of the abandoned service station at Burnt Mills Road and State Route 202/206.  Nonetheless, the Planning Board is exploring possible techniques to facilitate the elimination of an abandoned service station in Pluckemin, including a creative rezoning approach designed to reinforce the village streetscape on the southern frontage of Burnt Mills Road, east of old Pluckemin School.
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