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Development that protects open space and farmland, strengthens
communities, keeps housing affordable, provides transportation
choices and fuels a prosperous economy




3Farmlaplaad

%
o
3
2
ps U
;|
land
itain
.mnike
A Er
[}
a.

Chan

ging
-Rowan, & Rutgers Universiti&s, 20T0

Ra

Ridge Rd

o QY . South'Bound . - e
o \.\ Brook _— —— v‘w Y o \s\%“ ;f
\\'a 2 ,.'/ N i
= ad “'\, S ’»"’
"'" @ N T r “~
Manville ohL N > P &% N\
N S @ %
Hillsb 1h & "g %73
L @ “ociety. Hill o
22l ~
.l_'- = ?y '%» ’VOE'S[,,F
~ §\ /6 =
« j} @\5‘ \ o? 5 Rutgers Edi o
5 : = Rd o Ecological 1ISon
& Triengle Rg- . " ul < S \% & Presé;rve )
> o ,.PN 0‘1\ A s %0 \fh
& 5 S R
5 @D
o’ Han Y 4 E
M%G‘Q :';’% 3 N"'Weo =3 @.;s
%, Millstone Rd Somerset & "0 4
Arvpsy KU : Ambbﬂ ¢€ Yo ¢
5 A » o Q«é\ «\;ﬁo“g Highland }
? N 5 4
& > 5 Franklin |_-¥* (D) Rark
& \ 3 i 4
= 2 5 Township ;.i"""‘sx New 5
3"‘. S o "Oc@ Brunswick
> b ; {
fz06 ? s, A 15
— 3 A R h Qiy Mile Run %_b(
3 R o
b &’0 1= @ é *—0
§ S a
= (id L £
3 Pine Brook - 38 : o &
& Country Chub & (&o‘ CB L% ,}‘\
o v ; v % i
& ) 7 8  Milltown & @
Lae) b 7 e 3 Fidden North Brunswick @ & D)
903? cp@q‘ o L = ! ake Park Townsh|p % 3 Sol
% 3?3 oa® s ¢ !
Montooeny Ao = —-
Twp Princetor A © w W RE e
o Hightands N @ Fairington j 0_:’ i
Ml Por @« sanal % O, Lake = *
monlgomery 3 E e N Ker Hll s 4y @ & East
2wnship @ Erironeneni - w: Brunswick
% S
% 09 @ o7y Kendall Park &
5 R ds“ (@ ; s LN
ot o
f 3 = :S»k Ireland Brook f Frost
Delaware and A Z 2 Courity Park Woods Par
P g8 Raritan Canal g % f 28
o~ 2 - 5 ? Déaviason ora0®
2063 Rouky Hill i a3 Mil Pond o 9%
e @ ~ounty Park
o
,?(\o"" 2 / Spotswoo
52 -
P Autumn oy R g, r
il Park 9 Heathcote co * ’P"c .f Jamesburg
Land’sca es in the Garden StatEou i | o i
p Brunswic {130 Pigeon J
wiort| e, UGB i e O Geglab
35 ) Rowan University



o ‘*o‘v_“" — ? \
g : o8 \ South Bound
34 i 3 - 3 4 \{. Brook . 7
éé v ;,s?k\W\N \ ‘ @Q‘b ‘D N
& o ) " Manville o y 3 )
2 Hillsboro :Jh \T‘A S o : "}‘r A %,‘»
Towmahip == 213 ?\__— Society Hill e
ith B iy Ra »
: "3 wn £ ] ?f' '%9 | "Ioeslng
; = o % . -
(> < & \ \ y
J : & & 2 <  Rutgers ] @ﬁ
=L € ; / d : A - ical
“ s G SN, Fiprenmey T
3 e & fo N Ri, p!
@ o ) < 8 Ry p.
> : A A wamilten A A A E
% Al TN e / s 2 / P
2 Fo 3 = Millst ey L fay, R — ’
= ) T ’," 2. ilistone Ra ? 4"’1,\‘5 Somerset .§Q7 0'74"9 § o /'/.
e % 2, ‘ & o il G oA/
- 25 % . & N " (3 Highland
¥ o > A «\”‘ T
¥ g e - F Franklin |_~¥* , \ E’a;k
' '.,§ » o £ Townatap ot New ) N
o= [ Y ey o /" Brunswick /
u , = ot B
“ %{R ? ’.%torou %n 4 ; 2 1
3 5 9 R A Six Mile Fur /oy >
fand f ‘ e o3 & =, D 9, A 4 i &\
an' oA P el N e . ull L
-, & Pine Brook o o i & \
5. $ . County Cub g & A AT PR T T 52
& @66“' X T& 7 o A e ' / 8 \Milltown g
. "_) /. @g\v@ Preservation £ ridden North an;wnck /" @ & ;
f [ g% A Land & Lake Park ,/ Township 7 g /< -
e g@ﬁ(@ o 24 / v — \
Montgomeny R, & . / : :
onto ory . J/ o / \
Top ! Princetor: : AA / A 495 Wl RE
{2083 3/ Hightands 7 CB Fapngton & ) (
e @&y Canal b . . Lake Qsp ;\9 7
; .. MilPonds & % oy 130 East
: Mo .llsomery Park st Bunker Hll P P4 \ ,\ég ‘
Township ,-3 >, Eaviconenens B e / / &A Brunswick ]
\ o, / v (e . / J ; /
i 2 L G Kendall Park 4 / ;‘ |
y e‘&' é’ ’ / = s LN
PO : % / /
\ d i o S J
{ ; %% S A Ireland Brook Frost
| groike ol 8- Delmre and %‘L »g‘/ ; Cowrity Park Woods Par
o i % hg®! Raritan Caval g 9 | 5 f %
N i \ s Y
- {2063~ Roviy Hill : T ¥ @ Mill Pond e
/ ;“e, : @ / | County Park
/ - / AN \'.\ 2 - Spotswoo
7 \ / ’ L
@ > ' / Rd 52, \ 78 r ‘
2 4?’ mf‘g‘:& Heathcote cou™ \ YRy Jamesburg
s e P i : Y South. \ 2 ) Park
=y o g P e / Monmouth Lf;_runswipk 230 SP||9e¢:r) ‘
i : I S T e, B8 s B (O GegLab
S @
e % £ ng /{B N t Ridge Rd § -
"o 2 / 7 o Dadon | =



‘South Bound
Brook',

€l

uth Branch
Ve
“b‘-"
%
&
|
.
Sy
”
¢
tand f/
itain 'y
’
=
T
/
)
’
PSR
e
\ Y
3
S - o
2 S
igiet o
<

‘ A o D .
o Pl Y™ X‘ é‘%b
¥ \ 2 o .
| Manville oC : z %
4 y 3 ® %
Hillsborough . ; o o s A E
T > g ' »
OWNSERID : @ L Society. Hill (-5
2 *rilar \ / g
-g ey B4 /:’ svg '%?6 ’“Ioesb,e‘
. | él @& \$ o? s Rutgers =t Qs“
= ; ! calcon Rd ; S \ G Ecological 1son
E Anengle Ra d A &AL & Preserve’ \ )
8 2 il & A VR, :
@ : 5’? N / / 5 Ry
) _ d Hamitoa A
> ' 2
NER X / " F Ay ¥ e, N
‘90' [ ®o Milsione Rd g 4”,“3 Somerset y & 0'74‘,9 '@ -
¢ g 4 §3 & " <& w\e”‘ ~ 7 LY
j 5 & 0 e ( -
= ¢ #° Franklin Y »
,j Q, & Township &2\5\» New @ "
/ Y By o Brunswick
f 0 A\ .
%‘8 )‘9 'M%WQU '0"“ . |
73 3 9 Ry 8 Six Mile Fuo o/, $A
=3 R ' @) ) / _
X & e g : S
F \ < L) S0 o ! >
3 \ Pine Brook - > " 2 ‘ :
3‘ Country Club :—‘ sp / A /"/,@ /) (%' Ay | f \
- @ / 5 FRC 7 2 e ' / & \Miltown | &
] 4 -‘43‘@ Preservation s Hidden /Nonh an.SWICk // @ \3 ;
[ %W A Py Land £ Lake Park / Township /"’ % /A< Sol
oy, P 2 : . ' .
Montgoery Ao = N 5 / /”/ : 3 \
Twp & 1 B Princetos: AV g ¢ & I(B Wil R "ﬁ
&3 1 e % < Ty 018 7 g’ e A ‘
s [ Mi Ponds & Canal | T %(0/ e & 5 East
Oy, Park * Bunker Hll B - . \ ,\f B K| \
fipwrstio 0 A Emvironmental X / 4,% FUNSWIC
%;s ‘F & ~Kendall Park / [ i s
S X /
i c't"" i és / @ : /'/ e"}\ foplng L0
O / [3) | ‘g / '/ . ‘
3 ; _g 5% S / Ireland Brook Frost
S elaware an ? 4 County Park Woods Par
g1 Raritan Canal § 76.,9 8 / p :
- L K2 £ o 1 | -~ Daviuson swee ™
1206} oty Hill ‘ ¢ Mill Pond ol
T L ‘ @ X | County Park
:Wﬁ""“"‘ . ) \ - Spotswoo
7 / / \ s
—d ' rd \ . oy, r
‘;’f mfg:‘r: Heathqoté_ o™ = ‘ \ %8y Fo o Jamesburg
5 y South | . ) Park
) ey / Monmouth Brunswick 130 Pigeon .
b y we® ( Junction fownship', Swamp L
o Kingston' ;B : e & .
» o /i \ 5 Al Davtan | tdge Rd = G Howan



2
South Braiwh/
Resery:
- \'
> -
B%
-2
1
A
fand . }
itain /)
=
/
|
g’
quinoie:
i Fiolt
\ @
) o
3 A
5
i O
2o
1aed
A e

G
“n.

N o
< )¢
an‘.\?“?; ‘\
AL t >
“‘)c. Phowy \\ . .\OQQ
o | Manville o
Hillsborough . =i )
Towaship ‘
; f i, pa . / ‘g
B £3
: | » E
& - 5 Rd ;
E Ariengle Rq.-—g < F A" d
: g
(= &
. | L 8 _ Hamiton a4
»
M /?c’ % f’,‘ / % e
= SN Milistone el kg
> (4 /‘ Bt r(d
J e T
; [ a
o - &
. . g
,’ , '}50 Sig ' g
2033 & Hish, 2,
TR 3 M Ry 2 Six Mile Fun
A = X .
/ g = s ~0A -
= : o L
1 \ Pine Brook 2
& | S Country Chub &
2 : _ ;
i {2053 @ AR J
1 L servation f
/ @3 Land B
: % P = >y
' : T
Montgomery Ao = <
Twp PI Princetos ’
{ 206; v/ Hightands L ,
Mostgomory Bl MM Ponds 1 g Sl ‘o d
3 | 8 L Bunker HHl .~
Township 0 4 Emvironmental N
% % =\
» 35 o “ Kendall Park
o ._&i(‘ é§ @ \
o o [ %
V{ i : o
4 P
~ Delaware and g %, %‘81
O RgS18" | Raritan Canal § 5
(206}~ fociey Hil = 1Y
| { p "(’
/ yonh P ’ @ /N
/ ?A&O y,
S At / P
& HilPark Heathcote co™ ™\ TN
& i / )
H o / Monmouth
g : W -‘ Junction
A Kingston* ;B :
E \ . o
v’ S : > Py

South Bound
Brook',

b,

& 8 Socety Hill 2
: '%96 | fossing, ; :
£ % ¢ Rutgers ~ '
(5‘69 AT &  Ecological Edison @Q"ﬁ
PPN "a; . ‘)‘@ Preserve’ \ ..
obé o N Rivg, 7 : 4 |
=) / /N Ra $ : ; @'
> A {1
/ G N \ ’ ”
g, - —d
e Somerset ,‘9? '°"4.,9 A ,’“/‘/‘
o =N i '
8y & & 7118 Highland *
" & %0“ £ = Ll
<« o
Franklin |, - e 7 4 _ Pa;k
Township & RS Néw & T~
o Brunswick &
| {5
e ‘
@D o S _ p @\
\xgr\ N AX A_f \
o y gy ) \
\"S" / ///’® /' : f
i 1 : 5 \Miltown | @
Hidden North Brunswick @ /O & :
. emans ? £
slakePark Township / % / So
/ / - — \
/! ”~ N Q \
,«-/"A / o w wWithown Rd Y ‘
e, _/Fairngton +° V 4 6
%} - L age Q_(p & | o
4y East
’ \ - \
\ / , § Brunswick |
/,/ / / ; éb?
/s P
A // -?3 frtiing L0
// ‘
/ Ireland Brook Frost
f - County Park Woods Par
| 5
Davidson %
|- Mill Pond 08"
| County Park
\ 5 : -~ Spotswoo
\ © '
‘ "\ %*Po e Jamesburg
South | A 70 Park
Brunswick o Pigeon .
= @ 2 @ Geolab
Dasian: A Ridge Rd = jeowan



% " Hillsb r‘rvugh

i g Townstun/

Rutgers

~'.‘" ;_‘ 5 E l -
& & cological
‘ E Preserve

fu e

C, @ ‘1.-

oy 1

Z "m&kd

N

/_.:'." |

@7 \reland Brock T

gelm? ond )« 7/ s %  CoumtyPak
a nal Z “
/ Davidsos
Rwy Hlll % / » ¢ 9Pon2 A
?‘,,w o V- 1l ounty Park
\ ’ [ NS
.\. \ .
al , Heathcote c,oﬁ"" % S:u\th p; - Jamesbug ‘".

& Monmouth .+ Brunswick
dﬁ‘ s

. o R RS " @ Geolab



Hiflsboro ugh

1
ig Townshin 4

L Franklin|_~
Township - o

Pmcelm. .7 ,

'/~ H»gﬂands
Canal

. Sunker HM

Environmental

o Ireland Brock e
Y 5 ,\‘ Counfy Park,

Delaware =nd
Raritan C il

e ’ { g Davidson
= ! (206} Rouiy Hm / il Pond \
w_. % Qas g Mo N ) ounty Park >
: "‘& > J 3 "".'\ 2 N Spotswoo
\ pet /

25 Autumn Q) : ‘ C%")- : ' :
e - {aleli ’ Heathcote canty®™ B anl % o damestusg

5 26— | . éa? ‘ d‘ Monmoum g Brunsvwck
s o W \ > )
,&:'&m \ ¢ aé , Kingston’ ndlon @ %
3 ‘. G}e‘ -~ 'r~° /’ y



| R R R ST 0L VR e e o e

Large lot zoning

Lot size
averaging

Clustering

Noncontiguous
clustering

Transfer of
Development
Rights (TDR)



http://www.transitorienteddevelopment.org/transportation.html
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Averaging
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Contiguous Clustering

Development is
concentrated
on a portion of
the site, and the
rest is
preserved as
open space




Contiguous Clustering

In this example,
development is
concentrated on
the perimeter of
the site, and a
small farm is

preserved. ey

OPEN SPACE RATIO: 75%
TRACT LOT YIELD: 12 LOTS + FARM

PARCEL SIZE: 100 ACRES

NEW JERSEY Graphic courtesy of Clarke Caton Hintz

FUTURE




Noncontiguous Clustering

Municipality
designates
multiple parcels
that a developer
may choose
from and
combine into a
single cluster
even if they are
noncontiguous




A developer
may cluster
units from
one parcel
onto another
parcel, which
would be
developed
more
intensely.

Noncontiguous Clustering




A developer
may cluster
units from
multiple
parcels onto
another
parcel, which
is developed
more
intensely.

Noncontiguous Clustering
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Noncontiguous Clustering Basics

A a[![ ltt2¢a G266y G2 ONBIIGS |
zone on multiple noncontiguous properties that can be
developed as a single cluster:

A a{SYRAY3 | NBI €& LI} NOSto6aov Ydz
A GwSOSAGAY3I | NBI¢ LI NOStoauv |

according to zoning standards

o

A 2t dzy Gl NBY NBIljdzANBa | aRSFf & ¢
sending area landowner(s), and receiving area
landowner/developer

EEEEEEEEE

FUTURE
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Plainsboro example

R T
5 A5

Noncontiguous cluster
helped create 1,025-acre
Plainsboro Preserve.

100 acres near the lake
were preserved by
transferring the allowable
density of 30 units to
another property.

A single person owned
both properties and had
an agreement with an
eager developer.

NEW JERSEY
FUTURE
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Hillsborough example

Flagtown South Branch Land Use Preservation

August 2005
Noncontiguous clustering used Legend
. . ) Preserved Farmland
on five parcels for Hillsborough | awowsmemnen

proposed open space

Chase project

105 homes under construction
by Toll Brothers

157 acres on four parcels were
permanently preserved and
given to the township. Three
are leased for farming and one
is managed as bird habitat.

Miles

NEW JERSEY : 0.9

FUTURE
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West Windsor example

A development transfer in West Windsor
Township, Mercer County illustrates how
noncontiguous clustering could be used.

The development rights on the Cranbury
golf course were sold to a developer who
was allowed to increase commercial
square footage of an office building on
Route One. The golf course remains in
private hands but is deed restricted from
future development.

NEWJERSEY

FUTURE

Images courtesy of Clarke Caton Hint:
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Used on a larger scale

Developers may build more
units in the designated
growth area, if they
purchase development
rights from landowners in
the preservation area

NEWJERSEY

FUTURE

Transfer of Development Rights

Chesterfield Township, NJ., Graphic courtesy of Clarke, Caton, Hintz



Used on a larger scale

Developers may build more
units in the designated
growth area, if they
purchase development
rights from landowners in
the preservation area

NEWJERSEY

FUTURE

Transfer of Development Rights

Chesterfield Township, NJ., Graphic courtesy of Clarke, Caton, Hintz



Comparing the Tools

Large lot
zoning

Lot size
averaging

Clustering =

: )
Noncontiguous Multiple,

clustering noncontiguous
parcels

TDR
> J

EEEEEEEE

* Relatively simple
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All Clustering - Opportunities

V Affordable - Preserves land with private funds

V Fair - Provides landowners with another option to use
development potential

V Simple - Relatively easy and inexpensive to administer
when compared to TDR

EEEEEEEEE

FUTURE




NoncontiguousCluster — Opportunities and Issues

EEEEEEEEE

FUTURE

More powerful, larger-scale tool

Voluntary and market-driven ¢ Town may have to serve
as a broker for landowners and developer

Incentives, such as bonus units and infrastructure may
be helpful.

Accelerated, denser growth may cause opposition

Legal constraints



Proposed MLUL Amendments to Improve

V

NEWJERSEY

Py

FUTURE

Cluster Tools
Allow clustering of residential and/or non-
residential uses
Clearly authorize clustering to preserve no only
open space, but also farmland and historic sites

Explicitly authorize towns to mandate contiguous

clustering

Explicitly authorize lot-size averaging
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Proposed MLUL Amendments to Make Noncontiguous
Clustering Easier and More Effective

V  Simplify municipal planning obligations by not requiring creation
2F | atflyySR 5S@St2LIYSyd¢é

V  Expand powers while distinguishing clearly from TDR
V 1ft2g Gd2¢eya G2 RSaA3aylLrasS al
GaSYRAY3IE | NBFa F2N LINBASNI
V Do not allow towns to access TDR tools ¢ allocation of
development credits with the intent to create a market for
their sale or access to the TDR Bank

V Allow increase in units if needed to maintain equity

NEW JERSEY : e i >,
V  Allow for consolidation of sending and receiving lots for tax and
/ stewardship purposes, as in the Pinelands

FUTURE
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Chris Sturm

609-393-0008, x114
csturm@njfuture.org
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www.njfuture.org




