Mansfield Township
Cross-Acceptance Team, Document Consulted and Review Process

Process

The Mansfield Township Cross-Acceptance Team consisted of George Baldwin, Phil Hazen, John Barton, Bill Mannon and Joseph J. Layton, Township Planner.
Description of Existing Planning Areas

Within the boundaries of Mansfield Township, there are four (4) different planning areas:  
Parks (PA 8) has approximately 2,803 acres.  The PA 8 area is located in the northwest of the Township, known as the Pequest Wildlife Management Area, with smaller parcels located in the east section of the Township along County Route 629.  
The Rural Environmentally Sensitive (PA 4b) has approximately 7,150 acres.  This PA 4b area is located in the southern portion of the Township, with a smaller portion along the border of Independence Township.  The PA 4b area is comprised of: 3,663 acres in agriculture, 1,559 acres in forest, 403 acres in wetlands, 55 acres in water and the remaining 1,359 acres as developed with an additional 111 acres considered barren.

The third zone, Environmentally Sensitive (PA 5) has approximately 8,477 acres.  The PA 5 area is located in the central portion of the Township, south of Pequest Wildlife Management Area, with a small portion along the Musconetcong River.
The last zone, Rural (PA 4) has approximately 447 acres.  This PA 4 is located along the western border of the Township with Washington Township and consists of 84 acres in agriculture, 302 in forest, 48 acres in wetlands and with 13 acres as developed.

Response to Warren County Cross Acceptance III Questionnaire

Introduction

Since Cross Acceptance II, the Township has completed a very comprehensive citizen based planning program that is illustrated by the Townships January 1999 Master Plan.  Realizing that the Master Plan is a flexible document and in recognition of changing conditions and citizen input the Master Plan was reexamined and amended on April 16, 2001 and again on July 15, 2002.
1. Please describe how consistent or inconsistent your municipality’s Master Plan and development regulations are with the State Development and Redevelopment Plan.

The Mansfield Township Master Plan and development regulations are consistent with the State Development and Redevelopment Plan with respect to the area of the Township shown as PA 5–Environmentally Sensitive on the State Plan.  This area of the Township has been recognized as environmentally sensitive by the Township Master Plan and development regulations which designates the area for agriculture use and detached single family homes on minimum five acre lots.  This is the lowest density zoning in the Township.  The Township does not agree with the designation PA-4b-Rural/Environmentally Sensitive for the Musconetcong Valley as shown on the State Development and Redevelopment Plan.  The Township feels a designation of PA-4-Rural Planning Area is more appropriate for most of the Musconetcong Valley with the exception of the sewered area adjacent to Hackettstown.  The latter area should be part of a center focused on Hackettstown.
2. Please identify and describe where changes should or will be made in your plan, and/or the State Plan to attain consistency.
As described in Item 1 consistency can be obtained by modifying the State Plan to designate the Musconetcong Valley as PA-4 and including the sewered area of Mansfield Township in a center focused on Hackettstown.
3. Do you agree with the proposed changes identified in the Preliminary Plan?  Please identify where you believe the proposed changes are inconsistent with your plan.

The proposed changes identified in the Preliminary Plan are not substantive.  They involve planning area changes to only a minor degree.  The changes to the text involve items such as goals, indicators, and definitions.  There is little to disagree with or be inconsistent with.
4. What other changes should be made to the State Plan?

It should truly be a “bottoms up document” with input from municipalities that is reflected in the State Plan.  Although the overview section of the Role of the State Plan notes that the State Plan is far from a “top down document”, we disagree.
5. What changes in the Planning Area Map, including proposed centers, do you recommend for you municipality?

As described in Item 1 we recommend modifying the State Plan to designate the Musconetcong Valley as PA-4 and including the sewered area of Mansfield Township in a center focused on Hackettstown.
6. What types of public infrastructure needs to be provided and/or expanded in your municipality?  (Examples include: water, sewer, roadways, public transportation, energy, communications, stormwater facilities, solid waste facilities, recycling facilities, etc.) 
An adequate supply of public water and sewer capacity within the sections of the Township within public water and sewer service areas needs to be insured.
7. Please describe how your municipality has included the Key Concepts, found on pages 4 through 7 of the 2001 State Development and Redevelopment Plan, in your planning process or master plan?

Key Concepts
Planning Process

1. Planning that is comprehensive, citizen based, collaborative, coordinated and based on capacity analysis is an essential prerequisite to achieving the goals of the Sate Plan.

Mansfield Township has a very comprehensive citizen based planning program that is illustrated by the Townships January 1999 Master Plan.  Realizing that the Master Plan is a flexible document and in recognition of changing conditions and citizen input the Master Plan was reexamined and amended on April 16,2001 and again on July 15, 2002.

2. Planning should be undertaken at a variety of scales and should focus on typical or functional features that do not always correspond to political jurisdictions.

The Mansfield Township planning process is based on physical and functional features.  The Highlands area of the Township has been designated in the Master Plan and zoned for low density residential development in recognition of its environmental sensitivity.  Other areas of the Township with less environmental sensitivity and with functional infrastructure (public water and sewer) have been designated for higher density residential development as well as commercial development.

It is noted that the State Plan is inconsistent in the designation of Planning Areas.  A case in point is the designation of PA-4.  There are areas in Warren County (i.e. in Hope and White Townships) designated as PA-4 which are similar to the Musconetcong Valley area of Mansfield Township which is designated as PA-4b.  The State Plan appears to be inconsistent in its evaluation of physical features.  The sewered area of Mansfield Township is designated as PA-4b or environmentally sensitive whereas it should be recognized as a Suburban Planning Area (PA2) similar to areas of Greenwich Township.
In considering political jurisdictions the planning process must recognize that under the center designation concept the location of ratables in one municipality at the expense of another must provide some recourse to compensate for the second municipalities diminished tax base.  A municipality which is part of a center but which serves as a “bedroom” community with residential development only is financially pressed to supply its constituents with sufficient infrastructure, schools and emergency services.  The “bedroom” municipality must be compensated for lost ratables by other municipalities in the center where ratables are located, from the State, or other sources.

3. Planning should be closely coordinated with, and supported by, programs and regulatory actions.

Planning for growth, including growth in appropriate areas of rural municipalities should be coordinated with investments and regulatory actions.  Mansfield Township has advanced this principal by planning for growth within the HMUA service area.  However, investments by the State and NJDEP regulatory actions frequently are not supportive of the local initiatives.

4. Planning should create, harness and build on the power of market forces and pricing mechanisms, while accounting for full costs of public and private actions.

This concept leaves too much planning control in the hands of the developer who is aided by the courts through the so-called “builders remedy” for affordable housing.  The State Plan itself does not recognize market forces, which is left to their own devices, would dictate much more low density residential development in suburban and rural areas of New Jersey.  Mansfield Township has harnessed and built on the power of market forces with respect to commercial retail development in appropriate areas of the Township.

Planning Outcomes

1. Prevention- of pollution of excessive traffic congestion, of excess land consumption-should be a basis of our planning, investment and regulatory policies.

The prevention of pollution and traffic congestion and excess land consumption are worthy goals and are strived toward in the Mansfield Township Planning Process.  However, the financial health of the Township is also important and an appropriate balance must be reached in the planning process between the environment, traffic congestion and development.  Development, especially commercial and industrial, is important to the tax base of any municipality.
2. Maintenance and revitalization of existing communities-especially Urban Centers and urban, suburban and rural municipalities experiencing distress-should be our first priority after mitigating life threatening and emergent threats to public health and safety.

As part of Cross-Acceptance II, Mansfield Township made the comment that all municipalities, rural and urban have a need to revitalize their communities.  The Preliminary Plan which was being reviewed at that time stated this key concept as follows: 

“The maintenance and revitalization of existing communities’ especially Urban Centers, must be our first priority in expending resources”.

We are pleased to see that this key concept has been reworded to incorporate suburban and rural municipalities as suggested.

3. Development and redevelopment – be it residential, commercial, industrial or institutional – should be planned, designed and constructed to contribute to the restoration and creation of healthy, diverse, environmentally integrated, compact, mixed-use, human-scale communities – livable communities.

This is a laudable concept but one that cannot be achieved independently by Mansfield Township.  A fully diverse, mixed use community frequently crosses political boundaries as is the case with Mansfield Township and its neighboring municipalities.  However, as pointed out earlier, if commercial and industrial development is focused on one municipality as part of the center concept, those municipalities which are lacking in such ratables suffer for the benefit of the center as a whole.  This major issue must be addressed by the State Planning Commission for the center concept to have any credibility in rural municipalities.

4. The preferred approaches for managing growth to achieve the Goals of the State Plan are through mapping of Center Boundaries to identify areas for development and redevelopment and Environs protection in suburban and rural New Jersey and the identification of Cores and Nodes as places for more intensive redevelopment in metropolitan New Jersey.
This approach has been followed by Mansfield Township in the development of its Master Plan and Zoning regulations.  An extensive effort was also expended by the Township and other municipalities to identify Hackettstown Regional Center and its boundaries.  However, the Office of State Planning made the process so cumbersome that the effort was abandoned.  The State should respect the time and money spent by municipalities and incorporate their plans into the State Plan rather than try to force-fit local real world conditions into hypothetical “center model”.
5. Citizen choice through access to information, services, jobs, education, housing and community life should be supported by physical design, public investment and government policy.

The Township of Mansfield policies conform to the principles of this key concept.
6. The protection, restoration and integration of nature and natural systems enriches our lives, conserves our resources and protects the health of our citizens and biological resources.

The Mansfield Township Master Plan and Zoning Ordinances provide for the protection of natural systems and conservation of biological resources recognizing their contribution to the quality of life of its citizens.  Sanitary sewers are provided in the more developed portions of the Township where development and future growth are focused helping to insure the health of biological resources.

7. Please provide comments and recommendations on how well you believe state agencies have implemented the SDRP?

In general, Mansfield Township does not have sufficient knowledge to comment on State agencies implementation of the SDRP.  However, as noted previously the Office of State Planning frustrated our efforts to achieve center designation for the Hackettstown Regional Center by imposing cumbersome and costly requirements for unnecessary information.

8. What legislation, regulations, or other policy or programmatic changes are needed at the state, county, or municipal level to improve growth management, land preservation, economic development, transportation, and infrastructure delivery?
TDR legislation that is easy to implement.  More State funding for planning, economic development, transportation, infrastructure and land preservation.  Less legislation that usurps home rule.

9. Do you have a plan or planning activity funded with a Smart Growth Grant, submitted, approved, underway, or complete?

No

10. If a planning activity has been completed, how consistent is the final product with the SDRP?  How should the SDRP be changed to be consistent with your plan?

Not applicable

11. For municipalities with designated centers-Washington Borough, Washington Township, Hope, Oxford – please explain how you have carried out the required tasks listed in your planning and implementation agenda?

Not applicable.

12. What areas in your municipality are being or are proposed for redevelopment?

None.
Planning Area Changes

The Township does not agree with the designation PA4b-Rural/Environmentally Sensitive for the Musconetcong Valley as shown on the State Development and Redevelopment Plan.  The Township feels a designation of PA4b/Rural Planning Area is more appropriate for most of the Musconetcong Valley with the exception of the sewered area adjacent to Hackettstown.  The latter area should be part of a center focused on Hackettstown.
Land Use Planning Area

Based on 1997 Land Use Study, Mansfield Township has approximately 11.79% (2,225 acres) of all lands developed.  The Rural Environmentally Sensitive Planning Area has 1,359 acres (7%) developed.  The Environmentally Sensitive Planning Area has 733 acres (4%) developed.
Summary

Since Cross Acceptance II, Mansfield Township has completed a very comprehensive citizen based planning program that is illustrate by their January 1999 Master Plan.  The Goals and Objectives “reflect the collective goals of the residents for the use of land within the community.  The main goal of this Master Plan is to protect the quality of life in Mansfield and to preserve this unique and historic community of generations to come.  This rural, agricultural and residential community includes intact hamlets and villages, reflecting the community life of previous centuries.  Mansfield’s mountainous conditions, along with other environmental constraints, have resulted in less-than average population densities and provide a rural and peaceful setting....”  
To achieve this main goal, the following specific goals and objectives are established for Mansfield Township:
a. Agriculture Preservation

b. Environmental Protection

c. Residential Development

d. Economic Development

e. Circulation

f. Community Facilities and Recreation

g. Utilities

h. Historic Preservation

i. Recycling

The Mansfield Township Master Plan and development regulations are consistent with the State Development and Redevelopment Plan with respect to the area of the Township shown as PA 5-Environmentally Sensitive on the State Plan.  This area of the Township has been recognized as environmentally sensitive by the Township Master Plan and development regulations which designates the area for agriculture use and detached single family homes on minimum five acre lots.  This is the lowest density zoning in the Township.  The Township does not agree with the designation PA-4b-Rural/Environmentally Sensitive for the Musconetcong Valley as shown on the State Development and Redevelopment Plan.  The Township feels a designation of PA-4-Rural Planning Area is more appropriate for most of the Musconetcong Valley with the exception of the sewered area adjacent to Hackettstown.  The latter area should be part of a center focused on Hackettstown.
Mansfield Township 2004 Cross Acceptance Appendix

Maps

Mansfield Township C-1 Streams
Mansfield Township Highlands Preservation Area Map

Mansfield Township HUC 14 Map

Mansfield Township Planning Area Map

Mansfield Township Planning Area Map Proposed Changes
Mansfield Township Zoning Map
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