Washington Township

Cross-Acceptance Team, Document Consulted and Review Process

Process


The Washington Township Cross-Acceptance Team consisted of Al Ivany and Kerry Pflugh.  The Warren County Planning Department Questionnaire was completed by the team members and presented to the Washington Township Committee on September 21, 2004.  At that meeting the Committee approved response to the question.  It was then forward to the County Planning Department.  
Description of Existing Planning Areas


Within the boundaries of Washington Township, there are 4 different planning areas.  Absent from the Township are the Metropolitan Planning Area (PA 1), Suburban Planning Area (PA2) and the Fringe (PA 3) Planning Areas.  


The Rural Planning Area (PA 4) has approximately 600 acres.    It is located north of Rt. 57 from the Washington Borough boundary east into Mansfield Township.  Located along Rt. 57 is strip commercial with residential areas further north in this planning area.  In the PA 4 Agriculture accounts for 148 acres, urban accounts for 190, the forested areas account for 212, wetlands total 44 acres and the remaining 3 acres are divided between water and barren land.
  The Rural Environmentally Sensitive Planning Area (PA4b) has approximately 7,850 acres and includes 69% of the Township.  This is by far the largest planning area in the township with approximately 7,853 acres.  The PA 4b includes most of the area from the Musconetcong River north past the borough to where it meets the PA 5 area near the northern boundary of the township.   In this planning area agriculture accounts for 3,959 acres, urban accounts for 1,928 acres, forested accounts for 1,337 acres, wetlands account for 531 acres, barren land accounts for 58 acres and water accounts for 37 acres.
Planning Area 5 (Environmentally Sensitive) is located along the northern boundary of the Township and extends into the Townships of Mansfield, Oxford, White, Harmony and Franklin.  There is also an area of PA 5 west of the Borough and south of Rt. 57 extending into Franklin Township.  There are approximately 2,855 acres of PA 5 in the Township.  In this planning area agriculture accounts for 74 acres, urban accounts for 363 acres, forested accounts for 2,198 acres, wetlands account for 200 acres, barren land accounts for under one acres and water accounts for 18 acres.
There are approximately 89 acres of Park land (PA 8) located in Washington Township.  The Park areas are mostly found associated with the Musconetcong River.  Sixty-nine acres are in agriculture and 12 acres are forested.  The remaining 8 acres are divided among urban, water, barren and wetlands.  
Response to Warren County Cross Acceptance III Questionnaire

1) Please describe how consistent or inconsistent your municipality’s master plan and development regulations are with the State Development and Redevelopment Plan (SDRP).

Washington Township is generally in compliance with the SDRP. The goals of the Township Master Plan; to provide a reasonable balance among housing, retail, industrial, agricultural and open space uses; to establish a development mix that will not result in an undue burden upon township residents; to retain the rural atmosphere of the township while allowing for appropriate levels of growth and development and to protect the historic resources of the township are all consistent with the SDRP.

In a recent revision of the township master plan, zoning ordinances were changed to more effectively protect environmentally sensitive lands from intense development pressure. Open space acquisitions and farmland preservation within town borders has also been increased. One inconsistency is the previous approval of a shared town center designation with Washington Borough, which included a sensitive area within the Pohatcong Valley along a Category 1 creek (Brass Castle Creek). The township wishes to remedy this by removing itself from the town center designation and also to reconfigure the sewer service area so as not to promote inappropriate development.

2) Please identify and describe where changes should or will be made in your plan, and/or the state plan to attain consistency.

Washington Township will remove the town center designation and remove environmentally sensitive areas from the current sewer service district.

In addition, Washington Township will remove the town center designation in its entirety from the master plan and are requesting that this de-designation be correspondingly addressed in state documents.  By way of this questionnaire, the Township is making this de-designation an integral part of the cross-acceptance process.

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 to the SDRP seem to be more in the order of streamlining the plan and updating the document with information reflective of new policies and initiatives and do not have any adverse impact on the plan or Washington Township. The Township supports logical measures to make the planning document more user friendly and predictable.

4) What other changes should be made to the State Plan?

The SDRP should candidly address the matter of ‘home rule’.  The Highlands legislation has effectively usurped the existing police powers of the township as it relates to the  ‘Preservation’ area and perhaps also the ‘Planning’ area in the future.  We question the practical value of our ‘home rule’ authority in the ‘Preservation’ area.  If the Township Boards review applications in strict conformance with the guidelines, the township may continue to make decisions on applications; however, if the Township does not make its determinations in conformance with the pre-established regulations, the overseeing Council may strip the township of its authority.  Therefore, the township has been stripped of its home rule authority.

We also believe that the SDRP should make a definitive statement regarding the widespread state benefits that are enjoyed by preservation of the Highlands.  While it is recognized that there will be a fair compensation fund for property owners (which we applaud) we also are aware that our municipality will suffer from the loss of ratable base in the future as well as the sense of community, which we would otherwise be able to develop over time.  If Washington Township is to permanently suffer these losses, the township should be permanently compensated for foregoing budget losses so that others may have clean, reliable water source.  In other words, the SDRP should make it clear that this legislation involves a municipal sacrifice.

5)
What changes in the Planning Area Map, including proposed centers, do you recommend for your municipality?

The planning area map is consistent with Washington Township’s Master Plan to protect environmentally sensitive areas and provide for planned growth with the exception of the inclusion of the Township in the Town Center designation. The Township will withdraw from the town center designation as it contains environmentally sensitive lands and water that deserve protection. High quality farmland containing Brass Castle Creek in the Pohatcong Valley off of Route 57 West is currently in the town center and is facing an intense development proposal. This creek is designated as Category 1 and feeds the Pohatcong Creek, which has recently been upgraded, to Category 1.  

The Township will also reconfigure the current sewer service district to remove environmentally sensitive areas from possible over-development due to the availability of sewers.

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.)

Needed expansion would be the sewer hookup soon to be provided to the Port Colden Mall by Washington Borough. The mall (in Washington Township) has a failing septic field, and the State of New Jersey has issued an Administrative Consent Order for the mall to be hooked into Washington Borough’s sewage infrastructure, which exists across the street. The Township and Borough have been working on this issue for several years and hookup should be complete in the near future.

The Township’s unique geological condition has not been adequately acknowledged in the SDRP.  The Township has a geologic karst condition, which the new state standards for storm water control have not provided guidance. Under new state regulation, maintenance of storm water facilities will likely become a municipal responsibility. If the township is to be responsible for maintenance of such facilities, it is essential for the remaining developable areas of the township (planning area of the Highlands) to have funding for expert advice on the design strategies, which might be employed to sustain development throughout the township.  State funding should include expert master planning for a master township detention facility so that we might maximize our remaining developable lands. Such funding for expert analysis should be provided by the state since Washington is faced with a unique loss of development potential.

7) Please describe how your municipality has included the Key Concepts found on pages  

4 through 7 of the 2001 SDRP in your planning process and master plan.

The Township has included Key Concepts by providing a fluid system that encourages citizen participation in its planning process. The township has recently updated its Master Plan to include more lands designated as rural planning, increased its programs to protect open space and farmland preservation and has entered into litigation to minimize the negative effects of a proposed large scale housing development in an environmentally sensitive area. The Township has also encouraged redevelopment in nearby Washington Borough, and continues to seek businesses to fill vacancies in available buildings in the Township. The Township encourages commercial development in areas where infrastructure exists, and limited housing in areas where environmentally appropriate and in density befitting a rural community.

8) Please provide comments and recommendations on how well you believe state 

agencies have implemented the SDRP.

State agencies have slowly improved implementation of the SDRP, but more coordination between those agencies is needed. In addition, more support or “teeth” needs to be given to agencies to enforce the Plan and encourage communities to adhere to its goals. Recent changes such as Smart Growth, increased regional planning and upgrades of waterways to Category 1 are heading in the right direction, but agencies need to ensure proper communication amongst them in order to coordinate programs properly. Professional management and consistency, not politics, should steer the SDRP.

9)
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?

Whatever state legislation is enacted regarding growth in the Highlands or in any other growth management scenario, should portray the sending as well as receiving municipality as clear winners in the program. Municipalities in the Highlands area should receive significant incentives to recover as an approach to combat the perception that an affected municipality is a loser in the process.

Municipalities are to assume the maintenance of detention basins unless a homeowners association is able to afford it.  Unfortunately, homeowners believe that this obligation for maintenance should be a municipal responsibility and should be treated similar to the infrastructure maintenance found in the Kelly bill. Enabling legislation should be enacted to allow municipalities the ability to require that developers post a contribution for the perpetual maintenance of detention basins.

10)
Do you have a plan or planning activity funded with a Smart Growth Grant 

submitted, approved, underway or complete?

Not at this time.

11) 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

12) For municipalities with designated centers; Washington Borough, Washington 

Township, Hope and Oxford, please explain how you have carried out the required

tasks listed in your planning and implementation agenda.

Washington Township has encouraged commercial development in areas where appropriate and also encourages the redevelopment of Washington Borough. 

As noted previously, all areas in Washington Township will be de-designated as a center.  Consideration for managed growth will be considered after full evaluation of the impacts of recent legislation on the township as well as an analysis of availability of suitable land for increased density in development.

13) What areas in your municipality are being or are proposed for redevelopment?

Redevelopment most properly should be undertaken in accordance with the criteria as set by law. Upon authorization, the Planning Board would undertake a study to determine if an area is in need of redevelopment. However, in this discussion, the term ‘redevelopment’ is used in an informal sense where local evaluation has concluded that properties are underutilized. Washington Township has several commercial areas that are in need of redevelopment.  

The former Shelby’s / Acme stores on Route 57 East, the former Ames shopping 

Mall on Route 57 West, and the former Zachey's restaurant on Route 31 North are all empty, available and in need of redevelopment. The former Washington House restaurant on Route 31 South was recently sold and is being completely renovated as a new eating establishment. Port Colden Mall on Route 57 West is in need of aesthetic redevelopment and hookup to the Washington Borough sewage plant as per administrative order by the State of New Jersey due to a failing septic field. The A&P Mall on Route 31 South still has available storefronts and could also use some aesthetic improvements.

Planning Area Changes

Washington Township will remove the town center designation in its entirety from the master plan and are requesting that this de-designation be correspondingly addressed in state documents.  The Township is making this de-designation an integral part of the cross-acceptance process.

Summary


Washington Township is generally in compliance with the SDRP. The goals of the Township Master Plan; to provide a reasonable balance among housing, retail, industrial, agricultural and open space uses; to establish a development mix that will not result in an undue burden upon township residents; to retain the rural atmosphere of the township while allowing for appropriate levels of growth and development and to protect the historic resources of the township are all consistent with the SDRP.

However, the key change the Township is making is the removal in it’s entirety of the Town Center designation.  The Township is planning to remove the town center designation from the Master Plan and is requesting that this de-designation be correspondingly addressed in state documents.
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