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GOALS AND OBJECTIVES

The following goals and objectives serve as the foundation for which this Master Plan is based
upon and shall be used to guide planning policy decisions and the future development and
redevelopment of the Town.

LAND USE

GOAL: Achieve a proper balance in the distribution and spatial relationships among the various
land uses to provide a varied and healthful environment for the Town’s residents and to retain the
small town residential and historical character of the community.

Objective: Encourage the proper use and reuse of land, particularly the remaining vacant
parcels, to meet the needs of the current and future residents.

Objective: Channel commercial uses into the existing commercial and office zones and
discourage conversion of residential dwellings in residential zones to non-
residential commercial and office uses.

Objective: Prohibit residential development on the north side of Route 31 that would
require the transportation of school children across the highway to the Clinton
Public School.

Objective: Encourage uses that generate low and off peak traffic and very limited truck
traffic.

Objective: Promote development designs that reflect, enhance and preserve the Town’s
architectural and historical character.

Objective: Develop plans for the rejuvenation of Old route 22, with new urban design,
and relating existing and new development to the historic center of town.

Objective: Adopt an historic district ordinance to provide standards for historic
preservation.

OPEN SPACE AND RECREATION

GOAL: Provide for the conservation and preservation of open space and for the recreational
enjoyment of present and future generations of the Towns of Clinton.

Objective: Preserve the scenic quality and the recreational opportunities of the South
Branch of the Raritan River and its tributaries and acquire and retain public
access to the River corridors.

Objective: Continue to provide for the active and passive recreational needs of the
community.

Objective: Preserve buildings and neighborhoods of historic and cultural significance
within the Town of Clinton.

Objective: Link the two town’s pedestrian systems and connect to bike and pedestrian
systems outside of Clinton.
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ENVIRONMENTAL

GOAL: Provide for an aesthetic and healthful environment for present and future generations.
Objective: Protect the environmental quality of the River corridor and its tributaries.
Objective: Address the noise pollution created by Routes I-78 and 31.

Objective: Reduce air pollution resulting from traffic.

Objective: Encourage remediation of any brownfield tracts within the Town.

GOAL: Encourage new construction and building rehabilitation that has a reduced impact on the

land which it is located.

Objective: Encourage reduced site disturbance for all new development and site
improvements.

Objective: Encourage the retention of the natural landscape and existing habitat on
undeveloped sites.

GOAL: Encourage new construction and building rehabilitation that reduces the impacts of

development on the natural environment at a local, regional and global scale.

Objective: Provide for reduced heat island effects through shading of impervious cover,
open grid paving systems and paving materials with a high solar reflectance.

Objective: Reduce and mitigate light pollution.

Objective: Encourage new construction and building rehabilitation to reduce energy needs
through such techniques as, but not limited to, increased daylighting, energy
efficient windows and HVAC systems, energy recovery systems and ventilation
cooling.

Objective: Encourage the use of alternative forms of energy, such as but not limited to,
solar thermal systems and photovoltaic systems.

Objective: Encourage the reuse of building materials and building materials with recycled
content.

Objective: Encourage the use of rapidly renewable materials and certified wood.

GOAL: Encourage new construction and building rehabilitation that provides improved indoor

environmental quality.

Objective: Encourage the use of natural ventilation by new and rehabilitated buildings.

Objective: Encourage the use of materials that release fewer and less harmful chemical
compounds.

Objective: Encourage improved building occupant access to daylighting and individual
thermal control.

UTILITIES

GOAL: Provide safe and adequate utilities for the Town’s residents.

Water Supply

Objective: Protect water resources through the requirement of sound land use
management.

Objective: Encourage water efficient landscaping through the use of non-potable water for
landscape watering and through the use of plantings that require no or reduced
irrigation.
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Objective: Reduce water use throughout the Town and its water franchises by
encouraging low flow fixtures and water reuse, such as but not limited to
rainwater harvesting and graywater systems.

Sanitary Sewer

Objective: Work to insure the proper infrastructure to alleviate any conditions which
adversely affect the efficient operation of the wastewater treatment plant.

Storm Drainage and Flood Control

Objective: Provide for the coordination and consistency of all municipal, county, state,
and federal flood control programs on behalf of Clinton, its citizens and

property.
Solid Waste

Objective: Provide an adequate system for the collection, disposal and recycling of solid
waste to insure the protection of the public health, the abatement of air and
water pollution violations, the conservation of land and materials, and the
improvement of community appearance.

HOUSING

GOAL: Retain the small town character of residential neighborhoods, encouraging suitable
housing for all incomes, ages, and life styles of the citizens of Clinton.
Objective: Maintain the housing stock in a safe and sanitary condition, while retaining its
historic character.
Objective: Encourage a variety of senior housing options within the community.
Objective: Work to insure quality housing of varied design to promote residential
character and community identity.
Objective: Consider the creation of enabling zoning for age-restricted housing.
Objective: Encourage housing for a mix of income levels and household types.

TRAFFIC AND TRANSPORTATION

GOAL: Provide for a balanced circulation system that most efficiently serves the economic, social
and environmental structures of the Town of Clinton and contiguous areas.
Objective: Provide a street system of adequate capacity to accommodate present and
anticipated traffic volume safely and efficiently.
Objective: Discourage through traffic on local streets and direct traffic away from
residential areas.
Objective: Provide parking facilities to satisfy the needs of both the commercial and
historical needs of the town.
Objective: Create a system of sidewalks and bikeways that allow non-vehicular access and
circulation throughout the Town and provide safe pedestrian access.
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Objective: Continue coordination with surrounding municipalities and the County to
provide alternate routes around the Town to relieve detouring traffic when 1-78
is tied-up or closed.
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LAND USE PLAN

The Land Use Plan of a Master Plan is intended to effectuate the Land Use Goals and Objectives
of the Master Plan. Additionally, it fuses the policies of the of other Master Plan sections, such as
but not limited to the Conservation Plan, Circulation Plan and Historic Preservation Plan, into
one comprehensive document that relates to land use policies and decisions.

This Plan first provides an analysis of the land uses existing in the Town. It also provides analyses
and recommendations of various land use issues currently facing the Town. The bulk of this Plan
is devoted to the results of a June 2007 community design workshop, in which the public
participated in designing the (graphic) vision for the future of the Town, and analyses and
recommendations for the Town’s zone districts.

EXISTING LAND USE

Despite its small size of 917.1 acres (1.37 sq. mi.), Clinton Town has a variety of land uses. Its key
location relative to State Highway 31 and Interstate 78, as well as serving as a commercial center
for the surrounding municipalities of Union, Franklin and Clinton Township positively
influences the demand for a variety of goods and services.

Residential land uses constitute 32.2%
of the Town’s land area. Within these
areas, there are a variety of housing
types available to the residents. The
2000 Census indicates that 59.0% of
the units in the Town are single-
family detached, 14.2% are single-
family attached, 13.5% of the units are
in structures with two (2) to four (4)
units and 12.2% of the units are in
structures with five (5) or more units.
These housing types are generally
spread throughout the residential
zones, with the exception of those
with five (5) or more units in a
structure; these units are almost exclusively located in a handful of multi-family developments.

Commercial land uses constitute 9.5% of the Town’s land area. These uses range from large
office buildings to small shops to a hotel. The commercial uses are almost exclusively located
along Route 173, Leigh Street just north of Route 173 and West Main Street. The build-out of
previously approved large scale office uses are planned for Route 31.

The commercial core can generally be defined as Route 173 between New Street and the crossing

of the South Branch of the Raritan, Leigh Street north of Route 173, Main Street and Center
Street. The businesses primarily cater to local residents and tourists shopping for the day. The
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area is small in scale and generally

consists of mixed use buildings with
shops, restaurants and a minimal
number of small offices on the first
floor and residential and office uses
on the upper floors.

Route 173, east of the intersection with
New Street, hosts larger and more
regionally oriented stores and offices.
There are few mixed use buildings in
this area. This area constitutes one of
the few places in Town that has a
suburban character, which contrasts

with the traditional and historic
character present in the majority of the Town.

Route 173, west of the crossing of the South Branch of the Raritan, also known as West Main
Street, contains a variety of commercial and residential uses. Nearest the intersection with the
South Branch of the Raritan are commercial uses such as a large restaurant, service station,
lumber yard to offices uses. Further west are larger historic residential homes and several
residential-to-office conversions. In the immediate area of Exit 15 are vehicle oriented uses such as
a service station and car wash. The westernmost section of Route 173, located west of Exit 15, is a
mix of office uses, personal service uses and a hotel.

Small areas of nonresidential uses are also located along Halstead Street, near the Town’s

northern border, and Leigh Street, just south of Route r73. Halstead Street hosts the Library and
Community Center. Leigh Street hosts small offices.

LAND USE ISSUES

During the course of evaluating the Town’s land use policies it was realized that several issues,
which are not directly related the residential zones or the nonresidential zones, have either not
been addressed in past planning documents or are in need of being revisited. These issues
pertain to much of the Town and cannot be isolated as an issue relevant to only a particular zone
district.

Affordable Housing

The Town prepared a third round Housing Element and Fair Share Plan (hereinafter the “Plan”)
in June 2006. This master plan element is hereby incorporated by reference as an element of this
Master Plan. The Town’s June 2006 Plan was subsequently submitted to the Council on
Affordable Housing (hereinafter “COAH”) as part of a petition for third round substantive
certification. In June 2007 the Appellate Division invalidated a portion of COAH’s substantive
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rules, N.J.A.C. 5:94, the rules governing the third round of affordable housing and the Town’s
June 2006 Plan. COAH recently proposed draft revised third round rules in January 2008 and it
is anticipated that these rules will be adopted in June 2008. To date, COAH has not provided a
substantive review of the Town’s Plan. The Town will continue to monitor the status of COAH’s
third round rules and the Town intends on preparing a Plan which complies with the adopted
rules in order to obtain substantive certification.

Currently, the Town addresses developer contribution of affordable housing in its Land Use Code
through two methods. The first is the growth share ordinance; adopted in 2000, this ordinance
requires that developers satisfy their own affordable housing obligation. The second method
permits a 15% increase of floor area ratio in the C-1, C-2, C-3, I, OB-1 and OB-2 districts in
exchange for a contribution to the affordable housing trust fund in the amount of $3.75 per
square foot of additionally permitted floor area.

Billboards

Billboards are not appropriate in any areas of the Town. Location of a billboard on any road beside
Route 31 or Interstate 78 would be totally out of scale with the surrounding development, out of
character with the historic and traditional character of the Town, the locally oriented character of
most commercial properties and a billboard’s appearance and associated lighting would have a
negative impact on nearby residences. Location of billboards along Interstate 78 and Route 31
would be visible from most locations in Town since both Route 78 and Route 31 have some of the
highest elevations in town.

The Town’s historic and traditional character is of the utmost importance.

Building Footprint Size & Configuration

With the exception of a minimal number of
buildings, the Town is comprised of
commercial buildings with small and
moderate sized footprints. Those excepted
buildings include the large office and retail
buildings at the eastern end of Route 173, the
hotel at the western end of Route 173 and
buildings which are either under construction
or approved but not constructed along Route
31. The remaining commercial building
footprints are small or moderate in size,

generally less than 1,000 square feet and in

the historic district the building footprints are
often less than 500 square feet in size.
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Large building footprints can lead to blank building walls and monotonous building facade where
architectural elements are repeated continuously. This is often most true of large modern retail
and industrial buildings where windows, other than at the entrance(s) of the building, are not
used because the interior walls of the building are used nearly exclusively for merchandise,
storage or offices rather than store window display. Notwithstanding this, modern office and
multi-family units can also present blank and/or monotonous walls to the public. Buildings with
this characteristic are totally incompatible with the traditional and historic character of Clinton.
Development in the Town should be limited to a building footprint size which is consistent with
the surrounding buildings and is compatible with the traditional and historic character of the
Town.

Additionally, development should be configured such that where a larger building footprint is
utilized, architectural treatments mitigate its appearance. Buildings should be designed to create
bays, either for function or appearance, that are consistent with the historic buildings in Town
and, when applicable, not larger than the bays of the surrounding buildings. The bay widths of
the building are one of the significant determining factors for the appearance of building mass.
For example, a 100 foot wide building that consists of one bay with one entrance has a large mass
and would be out of character with the Town’s historic buildings; however, a 100 foot wide
building designed with four 25 foot wide bays could be consistent with the Town’s small scale
historic buildings as its massing would be more consistent with four 25 foot wide buildings than
one 100 foot wide building. It is important to emphasize that the width of building bays alone will
not make a large building compatible with small and moderate scale buildings.

Green Building

Buildings annually consume 30% of total energy and more than 60% of the electricity used in the
United States. Furthermore, for every square foot of completed commercial new construction, 2.5
pounds of solid waste is generated. Additionally, each day in America, five billion gallons of water
are used to flush toilets’. The construction methods used in all phases of a development have far
reaching impacts on not just the site and the municipality, but also the State’s and Nation’s global
impact. There are green building technologies available to developers which can significantly
lessen the impact of development on the environment. The vast majority of technologies are not
prohibitively expensive and, in fact, many are responsible for short term economic savings for
items such as, but not limited to, a smaller site area of disturbance and reduced tipping fees (fees
for disposal of solid waste). Long term economic savings can be realized from reduced life cycle
costs in the form of lower water consumption and lower energy consumption. Furthermore,
reduced energy consumption can also result in the ability to downsize building operation systems
such as the mechanical and or electrical systems. In addition to the benefits to the outdoor
environment, green building technologies also improve indoor air quality and worker
productivity.

t United States Green Building Council. New Construction and Major Renovation Reference Guide.
Washington, D.C. 2006.
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There are a wide variety of green building technologies that can be used to lessen a building’s
environmental footprint. These methods should be considered by anyone building new
construction, as well as anyone conducting building rehabilitation. Below is a sample of green
building technologies that should be considered.

Roof

= Photovoltaic panels on roof

= Green roof (vegetation on roof)

= Cool roof (light colored with high solar reflectance)

Mechanical

* Energy Star appliances, heating and cooling (HVAC, doors, fans, etc.), home electronics,
office equipment, lighting.

= Carefully choose HVAC for low leakage rates and long life (hcfc, cfc, hfc)

Lighting

= Passive solar design to maximize use of natural light in building.

= Use of light sensors where daylighting is provided to reduce need for artificial lighting
* Minimal landscape or fagade lighting

» Low lighting for parking area, recognizing safety concerns

Waste
* Recycle construction waste — divert portion from landfill

Plumbing

» Install low flow fixtures throughout
»  Use faucets with touchless controls
»  Water free urinals

Landscaping

* Native and adapted vegetation only with a focus on reducing need for irrigation

= [Install water conservation measures, such as rain shut-off and soil moisture sensors.
= Use drip irrigation

* Reduce lawn areas

= Group plants with similar water needs

» Use graywater and captured rainwater for irrigation

Materials

»  Reuse materials

* Recycled materials

»  FSC certified wood

» Renewable materials whenever possible (bamboo, cotton batt insulation, linoleum flooring,
wool carpeting, cork flooring)

Indoor Air Quality

*  Flush out before occupancy (14,000 cubic feet outdoor air/ square foot)
» Use low emitting materials (low voc paint, adhesives, carpeting, etc.)
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Also related to green building is the use of alternative forms of transportation. The provision of
sidewalk facilities is imperative in order to maintain Clinton as a walkable and pedestrian friendly
Town. Bicycle facilities in the form of bicycle lanes and access to properties are necessary to
encourage bicycle transportation. Additionally, bicycle parking should be provided throughout the
Town along sidewalks and/or in public and private parking areas. Where large parking areas are
provided, consideration should be given to priority parking spaces for vehicles used for carpooling
and vehicles which are classified as low or zero emission.

Green building remains a relatively new discipline for many people involved in new construction
and building rehabilitation. Revising the Town’s Land Use Code to provide incentives for
developers to construct in accordance with green building principles would encourage developers
to work with green building technologies and also capture the benefits of reduced environmental
footprints. This would not only benefit the Town’s environment but also place the Town in the
forefront of sustainability issues in New Jersey.

Impact of Interstate 78 & State Highway Route 31

The noise from Interstate 78 and Route 31 deteriorates the quality of life for residents living in
proximity to the highways. The New Jersey Department of Transportation has recently agreed to
lay “quiet pavement” along eight miles of Interstate 78 that includes the stretch of highway
through the Town. While this pavement will reduce the noise generated from vehicles traveling
on the street, it will not reduce the noise associated with vehicle engines. To further reduce the
noise and increase the quality of life for those residents in proximity to the Interstate and Route
31, additional noise buffers, such as landscaped berms and structural noise barriers, are needed.
These noise buffers are needed where residential uses abut Route 31 and throughout nearly the
entire length of Interstate 78 through the Town since residential land uses and public open space
abut the majority of the highway length. Safety barriers are needed to prevent motor vehicles
from accidentally leaving the interstate and landing on properties in the Town including the
school. The Town should continue discussions with the New Jersey Department of
Transportation regarding mitigation of Interstate 78’s and Route 31’s negative impacts on Town
residents’ quality of life.

Infill Development

While there is limited vacant land in the Town, there are opportunities for infill development.
Infill development refers to not just new construction on a vacant lot but also, demolition and
replacement of an existing building. Additionally, there are opportunities for existing buildings to
expand. It is important for any infill new construction or expansions of existing building to be
consistent with the scale, massing and character of the site and/or surrounding area. Buildings
which are incompatible with their surroundings can negatively impact the appearance of the
surrounding area. Additionally, if such an incompatible building is located within the Historic
District, it can threaten the integrity of the Historic District.
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The following principles should guide infill or expansions of existing building:

» The building style should be compatible with the style and era of buildings adjacent and
nearby;

= Streetscape elements, such as but not limited to, street trees, sidewalks and street furniture
should continue consistent with the surrounding streetscape;

» Landscape elements, such as but not limited to, hedges and plant massings should continue
consistent with nearby lots;

= The building setback should be an average of the surrounding buildings in order to ensure
consistency in the streetscape; and

* The building massing, including the width to height ratio, should be consistent with adjacent
and nearby structures.

These principles should be adhered to by those constructing infill development or expansions of
existing buildings. Buildings located in the Historic District should also follow a more detailed set
of principles intended to protect the historic integrity of the District. These principles are not
intended to require new development to imitate surrounding buildings but rather they are
intended to encourage creative architectural and site designs that are not only compatible with the
surrounding area but enhance its appearance by promoting elements, such as streetscape and
building massing, which positively contribute to the character of an area.

Wireless Telecommunication Facilities

Wireless telecommunication facilities, while a necessity in today’s modern world, can be wholly
incompatible with a traditional and historic character, such as is present in the Town. However, if
well regulated, these facilities can be developed without harming the character of an area. It is
recognized that wireless devices are being more widely used by people in their homes and
businesses, rather than just generally by those in vehicles. Accordingly, wireless
telecommunication facilities are needed not just along major transportation corridors but
elsewhere in order to adequately service homes and businesses.

There are three basic parts of a wireless telecommunication facility: the antennas, the support
structure and the equipment compound. The impact of each of these parts on the surrounding
area varies greatly.

* Antennas. These can be generally defined as any structure or device used to collect or radiate
electromagnetic waves for the provision of wireless devices. Antennas have less of a visual
impact on an area than the tower and the ground equipment since they are small in size and
are often located approximately 100 feet in the air.

= Support Structure. This can be generally defined as a structure designed to support the
antenna and includes wireless telecommunications towers, such as monopoles and lattice,
and other structures which an antenna can be mounted to. The impact of the support
structure depends entirely on the type of structure. Monopoles and lattice towers are
incompatible in a historic district and may be incompatible in proximity to residential
structures, depending on the elevations and existing and proposed screening. Buildings or
other structures, such as but not limited to flag poles and silos, can also be used as a facility’s
support structure. This type of facility, known as stealth telecommunications facilities, can
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significantly minimize the impact of a wireless telecommunication facility. However, the
positive benefits of stealth telecommunications facilities can only be realized when the
support structure has been designed at such a scale, height and appearance to be consistent
with a structure that might otherwise be in that location.

Equipment Compound. An equipment compound is generally an equipment shelter less than
twenty feet in height that contains all necessary equipment for the operation and
maintenance of the facility. It is generally located on a hard surface and surrounded by
security fencing. These items are best screened by evergreen trees and a privacy fence.

Wireless telecommunication facilities need not be located only on newly constructed structures;

they may also be collocated — where service providers locate on the same support structure as

other service providers. While the support structure, such as a monopole or building, is

intensified, collocation allows for an expansion of wireless service with only minimal changes to

the site and minimal visual impact.

Wireless telecommunication facilities should be permitted in the Town, subject to several
conditions which will ensure that they are located such that the area’s character and historic
integrity will not be diminished. An ordinance regulating wireless telecommunication facilities
should consider the following:

Collocation and stealth telecommunication facilities, when designed properly, provide
expanded wireless service with minimal visual impact;

The appearance of towers are damaging to the integrity of the Historic District;

The appearance of towers is damaging to the character of residential districts; and

The equipment compound can have negative visual impact if not well screened with
evergreen trees and a privacy fence.

Consideration should be given to publicly - owned facilities for potential locations.

DESIGNING CLINTON — COMMUNITY DESIGN WORKSHOP

On June 16, 2007, the Town
hosted a community design
workshop organized by the
Regional Plan Association
(hereinafter “RPA”), Clarke
Caton Hintz (hereinafter
“CCH”) and Clinton Town
officials. =~ This  workshop
gathered  Clinton  Town
residents, property owners,
business owners and other
interested parties together to
work with urban designers,
planners and  architects

provided by RPA and CCH in an effort to create design solutions for four (4) areas in the Town
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which are either undeveloped or have physical problems which complicate improvement or
redevelopment. These four areas are almost entirely located within non-residential or mixed use
zone districts. The workshop, which was an all day event, was organized such that each interested
party was assigned to work on a specific area along with other interested parties and a design
professional. Through out the day the public created design solutions for each area that were
drawn by the design professionals. These design solutions are the visions for future
improvements and redevelopment that should be implemented by the Town via infrastructure
improvements and implementing ordinances.

iy

The “Moebus” Tract

This tract of land, Block 14, Lots 32, 33 and 34, is approximately 31 acres and is located along the
southern boundary of Route 31, east of Halstead Street. The South Branch of the Raritan serves at
the tract’s western boundary and Lot 33 consists almost entirely of associated wetlands and
floodplains. Additionally, a portion of the tract contains steep topography in its slope to the South
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Branch of the Raritan. The tract is currently located in the OB-3 Office Building district which
permits office and research uses. The tract is surrounded by residences located in the R-2 and R-3
zone districts. The tract is currently undeveloped with the exception of Lot 34, which contains an
existing residence, and can be served by public sewer and water.

Opportunities

= There is potential for a greenway along the South Branch of the Raritan.

* The highpoint of the tract provides exceptional views to the west.

* Pedestrian access to Center Street could be provided from the driveway serving Lot 34.

= There is potential to extend Fairview Avenue into the tract which would improve integration
with the surrounding residential neighborhood.

= The tract has access to Route 31.

Constraints

» The tract contains environmental constraints from floodplain and wetlands to steep
topography.

»  Vehicles traveling Route 31 create highway noise on the tract.

= There are historic residences along Center Street whose corresponding historic character
should be protected.

» The tract is underlain by limestone with the potential for sinkholes.

» The site cannot be tied into the residential fabric of the Clinton neighborhood unless a
connection is made with Fairview Avenue and Georges Place.

* Development of the tract will impact viewsheds of neighborhoods to the west.

There were two primary ideas for this tract: single-family detached housing with no access to
Route 31 and a mix of uses with the commercial and mixed-uses along and with access to Route 31
with single-family detached residential neighborhoods at the rear with access to the surrounding
residential streets. Additionally, passive recreation and preservation of environmental features
were common themes in all designs.

Residential Design Solutions

Several design solutions created for residential development were somewhat similar. Each
provides for clustered residences on small lots at the center of the tract and substantial buffering
along Route 31 and the South Branch of the Raritan. The buffer along Route 31 would preserve the
open space views of the tract from Route 31 to the extent practical. Design A provides access from
only Fairview Avenue. Additionally, this plan depicts a network of trails through the tract and
crossing the South Branch of the Raritan. Design B provides access to the tract from both
Fairview Avenue and Center Street. This design does not depict trails; however, it does show
single-family detached homes with the buildings having one near-zero foot side yard setback and
garages placed at the rear of the properties. A third alternative calls for a maximum of twenty
single family homes on 3% acre lots with open space.
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Mixed-use Design Solutions

There were design solutions for mixed-use, all of which provided access to the tract from not only
Route 31 but also Fairview Avenue. No design solution proposed access from Center Street. Non-
residential consisting of office and retail and/or mixed-use consisting of non-residential and
residential uses were considered along Route 31 but separated from the highway by a substantial
landscaped buffer. Such a buffer will reduce the destruction of the viewshed of open space on the
tract from Route 31. Single-family residential uses are located to the rear of the commercial uses
but are fully integrated with the mixed-use development at the front of the tract with vehicle and
pedestrian connections. Providing non-residential uses along Route 31 would be detrimental to
the efforts to capitalize on enlarging and improving the documentation of Clinton, and therefore
rejected.

Two out of the three designs provide for a network of pedestrian paths around the development
and along the South Branch of the Raritan and also provide one or more crossings of the
waterway in order to better integrate these pedestrian paths with the surrounding neighborhoods
and civic uses on Leigh Street. Additionally, all three designs provided protection via buffers of
the tract’s environmental features, including the waterway, floodplains and steep slopes.

Implementing Recommendations

The following land use recommendations are necessary in order to implement the design

solutions crafted during the Workshop for the Moebus Tract.

» This tract should be rezoned to permit the development of 3% acre detached single-family
residences

* Buffering;

= Screening of parking from Route 31, as well as the nearby residences; and

»  Architectural design guidelines.

* Any residential development should be clustered with the associated open space preserved for
conservation and passive recreation.

» A network of trails should be provided. Said trails should accommodate not just pedestrians
but also bicyclists. Additionally, the trails should be integrated with the South Branch of the
Raritan and should include access to the water and possibly a crossing of the waterway.

Clinton Town Master Plan — May 6, 2008 Page 19



The Route 173 Corridor

This corridor consists of Route 173 between the Town’s eastern boundary and just west of where
the South Branch of the Raritan crosses the street. The corridor serves as the eastern gateway to
the Town and is a substantial part of the Town’s commercial center. It includes a variety of public
and commercial uses, including but not limited to, large office buildings, retail shops, small
eating establishments, the Town’s only supermarket, firehouse, post office and municipal
building. South of the corridor is the Beaver Brook and an associated flood plain. The zoning for
the area consists of (from east to west) the C-4 Locally Oriented Commercial District, C-1
Downtown Commercial District and the C-2 Transitional Commercial District. Additionally, the
corridor is flanked to the north and south by residences located in the R-2, R-2A and R-3 districts.
The corridor is currently served by public sewer and water.

Opportunities

* DPotential redevelopment of underutilized properties exists, primarily, in the eastern portion
of the corridor.

* There is an existing designated redevelopment area located on the “Wargo” tract, Block 23,
Lots 13 and 13.01.

» There is strong demand for commercial services in the area.

» Potential access to adjacent residential neighborhoods exists at the northern side of the
corridor.

» This corridor is the eastern gateway to the Town.
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Constraints

= The firehouse is unfriendly to Main Street. This is a use that does not generate pedestrian
traffic and is therefore inappropriate in the Town’s commercial core.

*  Much of the designated redevelopment area, the Wargo tract, is located in a floodplain.

= The eastern portion of Route 173 is too wide and encourages speeding, therefore reducing
pedestrian and bicycle safety.

* The area of Route 173 generally between New Street and Leigh Street is dangerous. This area
has 9o degree front-in parking along the stores with little buffer area between the rear of the
parking spaces and the cartway. Motorists backing out of parking spaces must be very
cautious not to collide with vehicles traveling west on Route 173.

= The corridor has incomplete sidewalk connections.

This workshop yielded six design solutions. During the workshop it was recognized that many of
the area’s problems are directly related to circulation. The general concept depicted in the design
solutions was to create an entertainment district at the center of the corridor and to permit an
expansion of the cluster of office uses at the eastern end. Residential uses mixed with the
entertainment and office uses were also envisioned. Circulation ideas include improvement of the
entire corridor, including the parking between Leigh and New Streets, and multiple connections
to the nearby residential neighborhoods and the Beaver Brook.

East of New Street Design Solutions

This corridor is envisioned for larger scale uses. At the eastern end, across from the existing office
buildings, office and residential — non-residential mixed use were found to be appropriate. To the
east, up to New Street, a mix of entertainment, retail, open space and senior housing uses were
considered. The Town would also like to maintain a supermarket at this location. A pocket park
was envisioned along Route 173, separating the office/mixed-use area from the
entertainment/retail area, and a small plaza was envisioned adjacent to the Beaver Brook between
Block 22, Lots 15 and 15.01. Also, senior housing was envisioned at the rear of the
entertainment/retail area. Relocation of the firehouse and post office was also discussed. Their
current locations are prime for uses that require high visibility, such as retail or entertainment
uses. These locations may be more appropriate east of their locations on Route 173, adjacent to
the office uses.

The building layout of this area involves buildings located close to the street with parking at the
rear and side of the buildings. Additionally, parallel parking is envisioned where the right-of-way
permits. This design is consistent with the Town’s character and of a traditional commercial core.

West of New Street Design Solutions

No changes to the building design or layout was discussed for this location; nearly all changes
revolve around parking and circulation. As discussed above, parking in this location is dangerous
due to the necessity for motorists back into the cartway of Route 173 to exit the parking spaces.
The redesign of this area provides for front-in angled parking along many of the storefronts
between New Street and Leigh Street. Reconfiguration of the right-of-way would provide two
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travel lanes, a left turn lane and shoulder, in addition to the angled parking, which would be
shared. Also to be provided is a common plaza area in front of many of the business in this area.

Utilization of the municipal building’s lot was also envisioned. Currently, the tract contains the
municipal building, public works building and associated parking. The municipal building, a
historic building, is appropriately located at one of the most prominent intersections in Town;
however, the public works building, which has no interaction with the public, would be more
appropriately located outside of the commercial core. Relocation to the Industrial tract, where the
sewer plant is located, was discussed. The municipal parking lot was considered for additional
retail. The existing public works building should be retrofitted for retail rather than replaced since
it has historic characteristics.

The Wargo Tract, a designated redevelopment area, should be redeveloped with mixed-use and
parking that may also be used by area businesses.

Circulation Design Solutions

An improved streetscape was deemed to be critical to the improvement of the corridor. Pedestrian
and bicycle facilities should be provided along the both sides of this street, throughout its entire
length. Additionally, a multi-use trail was envisioned along the Beaver Brook which runs in front
of the municipal building and then along the rear of the non-residential buildings on the south
side of Route ry3. In addition to the pedestrian and bicycle facilities, a landscaped boulevard
treatment was envisioned for the eastern end of Route 173.

Three pedestrian crossings of Route 173 are depicted. The first is at New Street’s intersection with
Route 173. This crossing is intended to not only facilitate safe crossing across Route 173 but also
from the multi-use path between the Beaver Brook and municipal building parking lot. The
remaining two would not only provide pedestrian crossings of Route 173 but would provide direct
access to the Beaver Brook and the residential neighborhood along Center Street at the rear of this
commercial corridor since the crossings begin at the multi-use trail along the waterway and
continue north across Route 173. The center crossing would be located at Block 22, Lots 15 and
15.01 and the easternmost crossing would be located at approximately Block 22, Lot 19.

Implementing Recommendations

The following land use recommendations are necessary in order to implement the design

solutions crafted during the Workshop for the Route 173 Corridor.

* A new zoning district should be created that encompasses the existing office uses and the
area envisioned for office and mixed-use at the eastern end of Route 173. This zone district
should require that only a minimal amount of parking abut the street. Additionally, design
guidelines should be created to ensure that the architecture and site design of the area is
consistent with the vision for a gateway to the Town and should complement the Town’s scale
and historic character.

» The C-1, C2 and C-4 zone districts should be amended to require that buildings, not parking
areas, abut streets.
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* The permitted uses in the C-1, C2 and C-4 zone districts should be amended to eliminate uses
that are not part of retail or entertainment uses.

* Amend the C-4 district to permit senior housing as a conditional use. Such conditions should
include, but not be limited to, location at the rear of non-residential or mixed use buildings
along Route 173, pedestrian access to Route 173 and the provision of recreational amenities.

»  Work with New Jersey Department of Transportation to reconfigure Route 173 to provide
parallel and diagonal parking, pedestrian and bicycle facilities and other streetscape
amenities.

»  Work with the New Jersey Department of Environmental Protection to provide a multi-use
trail along and across the Beaver Brook.

= Evaluate alternative locations for the public works building, firehouse and post office.

= Prepare a Redevelopment Plan for the Wargo Tract that requires a mixed-use building(s) and
parking for surrounding businesses.
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West Main Street and the Lumber Yard Area

This corridor is located just east of the South Branch of the Raritan’s crossing with Route 173, east
along Route 173 to the western boundary of the Holiday Inn tract (Block 3, Lot 2), which is
proximate to the western boundary of Town. The corridor consists of a wide variety of uses such
as, a lumberyard, single-family detached residences, small offices, service station, car wash, bank,
hotel and the Clinton Manor condos. Located in the center of the corridor is the off-ramp for
Interstate 78’s Exit 15. The largest property owner in this corridor is the owner of the lumber yard,
which is in the C-2 zone. It is important to emphasize that the inclusion of this site in the
corridor is not equal to a recommendation that the site be redeveloped, rather it is a step toward
preparing for the day when the owners of the lumber yard owners choose to close the business
and may also choose to sell it to a developer who would then like to redevelop the property rather
than operate the lumber yard business. The corridor is located in several zoning districts,
including (from east to west) the C-2 district, R-3 district, C-3 district, R-2A district, OB-1 district
and OB-2 district. The area east of Exit 15 is flanked to the north and south by residential
neighborhoods and R-2 and R-3 districts and the area west of west of Exit 15 is flanked to the
north by a residential neighborhood in the R-2 district. The corridor is currently served by public
water and sewer. Therefore, a new mixed-use overlay zone should be prepared for the lumberyard
area.

Opportunities

* A greenway connection to West Main Street from the Industrial tract through the lumberyard
is possible.

=  While currently successful, the Lumberyard may seek to redevelop in the future.

* Connections between West Main Street and the Knolls residential neighborhood, located to
the north of West Main Street, are possible.

Constraints

* Vehicular congestion at and surrounding Exit 15 creates dangers for motorists, pedestrians
and bicyclists.

= Steep topography separates the residential neighborhood, known as the Knolls, from the
eastern portion of West Main Street. As a result, residents currently walk to Union Road, west
of Exit 15, to access West Main Street.

= Traffic speeds and volumes along West Main Street are deteriorating residential quality of
life.

»= Highway noise from Interstate 78 is deteriorating residential quality of life for the
neighborhoods to the north.

» The non-residential uses west of Exit 15 are isolated with no interior connections.

» Pedestrian facilities are poor, despite that West Main Street is commonly used by school
children to walk to the Clinton Elementary School.

The workshop produced several design solutions that focused on circulation improvements, infill
development and redevelopment of the lumber yard.
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East of Exit 15 Design Solutions

Design solutions for this corridor involve redevelopment of the lumber yard and circulation
improvements. While the lumber yard remains successful, the Town finds that it is important to
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plan for how the tract should be redeveloped should the lumber yard no longer be in business.
The lumber yard is located adjacent to the South Branch of the Raritan along West Main Street,
although other businesses use a portion of the frontage with the entirety of the rear of the tract
belonging to the lumber yard.

Envisioned for the area of the lumber yard was a continuation of the existing businesses (except
for the lumberyard) along West Main Street and redevelopment of the lumber yard with mixed
use and/or senior housing. The layout is new urbanist with buildings located close to the street
and organized around a series of blocks. Additionally, parking is shown as being located behind
the buildings and there are a number of pocket parks throughout the development.

Also proposed for the area are improvements to the streetscape with street trees along West Main
Street. Trails are shown through the development and along the South Branch of the Raritan. The
trail through the southern portion of the tract is depicted as connecting to Hunterdon County’s
Landsdown Trail, which continues south through the Industrial tract, Franklin Township and
Clinton Township. Potential connections of the Knolls and West Main Street is shown via a path
between residences fronting on Marudy Drive and residences fronting on West Main Street;
however, only one is needed. This path continues across West Main Street through the tract. Also
discussed was creation of a boat launch to the South Branch of the Raritan.

A noise buffer to Interstate 78 is also depicted.
West of Exit 15 Design Solutions

The commercial uses on the north side of West Main Street, between Lingert Avenue and
Lakeview Avenue were reconfigured to reflect a more traditional character and building type with
buildings located close to the street and parking at the rear. A shared driveway is shown at the
rear of the lots and connecting Lingert Avenue and Lakeview Avenue. This shared driveway
provides direct access to a rear shared parking area and serves as the only vehicular access to each

property.

Also shown for this area are a number of circulation improvements intended to make the area
friendly to pedestrians. Street trees and sidewalks are shown lining West Main Street.
Additionally, crosswalks with decorative pavers are located at West Main Street’s intersections
with Union Road, Lingert Avenue and at the Holiday Inn driveway. A large area of decorative
pavers is depicted across West Main Street between the driveway to the Holiday Inn and the
reconfigured non-residential uses. Pedestrian access to the hotel is proposed, not along the
driveway, but rather up the hillside. Due to the steep topography, it is likely that steps will be
required.

A landscaped island, to be used as a pocket park, is also proposed at the intersection of West Main
Street and Lingert Avenue at the approximate location of Block 2, Lot 28. This area will be easily
accessible by the adjacent non-residential uses, as well as by the residents of the Clinton Manor
condo development across West Main Street.
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Exit 15 Design Solutions

Exit 15 was recently reconfigured by the New Jersey Department of Transportation; however, it
continues to create congestion in the Town and residents feel it continues to be a dangerous
intersection for motorists. Furthermore, the intersection is unfriendly to pedestrians and
motorists. The design solution depicts two landscape islands intended to separate motorists
bound for east on West Main Street from motorists bound for west on West Main Street and
those bound for Clinton-Pittstown Road (Route 513). The intent is to reduce congestion at the
intersection by providing more direct access to motorists’ intended routes.

Also depicted is movement of the historic building, known as the Bonnell Tavern, located on
Block 4, Lot 2, between West Main Street (west of Exit 15) and Clinton-Pittstown Road. This
historic building is currently located at the rear of the tract and has poor visibility. The building
will hopefully be restored and serve as a gateway building to the Town from Interstate 78. Union
Township and Clinton should work with the landowner to help restore the building to a
restaurant.

Implementing Recommendations

= Create an overlay zoning district for the area of the lumber yard to permit senior housing and
mixed use development. This overlay zone should require that the layout of the tract
encompass traditional design principles such as but not limited to buildings located close to
the street, parking at the rear of buildings and the use of blocks rather than cul-de-sacs.
Additionally, the overlay should include open space and passive recreation requirements in
order to encourage alternative modes of transportation and access to and enjoyment of the
South Branch of the Raritan.

= Revise the OB-1 district to require that development be located close to street with all parking
located at the rear of the buildings and all access to the lots provided at the side or rear.
Additional revisions should require shared access and parking with neighboring lots and,
prohibit access to West Main Street where rear access is provided.

»  Work with the owner(s) of the lumber yard to provide a marked trail through the property that
will connect the Landsdown Trail to West Main Street.

*  Work with the owner(s) of the lumber yard to provide a boat launch to the South Branch of
the Raritan.

* Provide a connection between Marudy Street and West Main Street in order to connect the
Knolls to the eastern portion of West Main Street.

» Work with the New Jersey Department of Transportation to provide streetscape
improvements, such as sidewalks, street trees and pedestrian crossings on West Main Street,
west of Exit 15.

»  Work with the New Jersey Department of Transportation to provide a noise buffer between
Interstate 78 and the residential neighborhood to the south.

*  Work with the owner(s) of the Holiday Inn to provide pedestrian access to the tract from West
Main Street.

»  When available, purchase Block 2, Lot 28 for conversion to a landscaped island and pocket
park.
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* Work with the New Jersey Department of Transportation to reconfigure Exit 15 to further
reduce congestion, increase motorist safety and improve pedestrian and bicycle facilities in
accordance with the design solution prepared at the Workshop.

» Evaluate the feasibility of moving the historic building on Block 4, Lot 2. If feasible, move the
building to the front of the lot and conduct historic rehabilitation of the building.

The Industrial Tract

The tract, known as the Industrial Tract and also as the Summit Manor Tract, consists of Block
27, Lot 1; Block 28, Lots 1 and 2; Block 30, Lots 1 through 4, and totals approximately 773 acres.
Block 28, Lot 2 is owned by the Town and contains the wastewater treatment facility. The tract is
located in the I Industrial district and is undeveloped but has access to public water and sewer.
The eastern boundary of the tract consists of the South Branch of the Raritan. To the east of the
tract is public open space in the PARD district and further to the east is a residential
neighborhood in the R-1A district. North of the tract is Interstate 78 and associated on and off-
ramps. West of the tract is commercial development in Franklin Township. South of the tract, in
Franklin Township, is farmland and a County open space trail system. The tract is currently
undeveloped and can be served by public sewer and water.

Opportunities

» The tract provides access to the South Branch of the Raritan.

* Hunterdon County’s Landsdown Trail runs through the property.

* The tract is in proximity to regional streets, including Clinton-Pittstown Road (County Route
513) and Interstate 778.
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Constraints

* Noise from Interstate 78 has a detrimental impact on the tract.

» The intersection providing access to the tract, which includes Interstate 78’s off-ramp to
Clinton Pittstown Road, is beyond capacity and therefore experiences severe vehicle
congestion.

» Vehicle access to the tract is limited to one street which only connects to Clinton Pittstown
Road.

» The tract contains steep slopes and floodplain is located along the South Branch of the
Raritan.

* Odors from the wastewater treatment facility which may have a detrimental impact on the
tract should be addressed by potential developers.

» The tract is visible from the residential neighborhood across the South Branch of the Raritan.

» The tract has a poor connection to the remaining Town, especially for “rapid response” by
fire, rescue, and police.

» Adjacent commercial uses in Franklin Township are visible from the tract and spill light onto
the tract.
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The workshop produced three design solutions for the tract. They are similar in that the
development depicted on each is accessed via one street and a substantial portion of the tract is
retained as open space. This tract presented the greatest difficulties for creating the design
solutions. The lack of connection and poor access to the tract, as well as severe congestion at its
access to Clinton-Pittstown Road and the smell from the wastewater treatment plant, severely
limits the type and quantity of development appropriate for the tract.

Design Solutions

Two out of the three design solutions depict buildings clustered around a landscaped court yard.
The third design depicts a winding street with buildings lining one side. All of these designs
depict modest scale development and access provided to the buildings via one street. Additionally,
each design provides buffering of the adjacent commercial uses in Franklin Township in order to
reduce the light pollution spilling on to the tract and reduce the visibility of the commercial uses.
Also shown on each design is a crossing of the South Branch of the Raritan to the municipal park
located on the other side of the waterway.

Uses considered for the tract was an extended stay hotel and other non-residential uses. Also
considered was the use of the tract for transfer of development to the commercial core along
Route 173, east of Leigh Street.

Alternative points of access to the tract were also discussed. Vehicle access to the tract from West
Main Street via the Landsdown Trail should be considered; this would eliminate the need for
motorists to cross the Clinton-Pittstown Road interchange with Interstate 78. However, note that
this trail is located on Block 100, Lot 1 and is owned by the Hunterdon County Board of
Recreation. Additionally, access to Frontage Road, which provides access to the tract, from the
Interstate 78 on-ramp should be considered.

Implementing Recommendations

» Provide an overlay zoning district or conditional uses for the tract that permits the
construction of an extended stay hotel and/or non-contiguous transfer of development to the
Route 173 corridor.

* Require that development of the tract be fully screened from residential neighborhoods.

»  Work with the New Jersey Department of Environmental Protection to provide a crossing of
the South Branch of the Raritan. This crossing should be available for use by pedestrians and
bicyclists.

*  Work with the New Jersey Department of Transportation about providing access from the
Interstate 78 on-ramp located at the front of the tract.

=  Work with the Hunterdon County Park Commission to determine if access to the tract via the
Landsdown Trail is feasible. If so, provide said access.
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RESIDENTIAL LAND USES

The residential areas of the Town are in good condition whether they are in a neighborhood filled
with historic homes or a post-war neighborhood. Over the years the Town has remained an
attractive place to live. This is partially due to the Town’s historic character and partially due to
the quality neighborhoods and homes built outside of the Historic District.

There is little development potential remaining in the existing residential zones, although some
minor infill development should be expected on small vacant lots. Additionally, the PRD-P zone
district, located at the western end of Town along Route 173, will likely be developed in the
coming years with an inclusionary multi-family development, meaning, it contains a mix of
market and affordable units. This development, currently known as “I'win Ponds,” previously
received site plan approval and is expected to return to the Planning Board for an amended
approval. Additionally, the Clinton Garden Apartments, located along School Street in the R-2A
district, has a site plan approval for one additional building containing 22 units. It is also
anticipated that this development will be constructed in the near future.
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The existing residential zoning districts largely reflect the development located within and
therefore few changes are proposed in the Land Use Plan for these districts. However,
architectural standards for new and rehabilitated residences are needed. Separate standards
should be developed for residences in the Town’s Historic District and for residences outside of
the Historic District. Standards for residences outside of the historic district should regulate
building scale, building massing and garage location. The intent is not to mimic the historic
buildings in the Town, but rather to ensure that new residential construction is compatible with
the Town’s small to moderate scale and historic character. Residences within the historic district
should be required to comply with a more rigorous set of standards that ensures that new
construction and building rehabilitation will be consistent with the area’s historic character and, if
applicable, accurately reflects the existing building’s historic style.

R-1 Residence District

This zone district is included in the Town’s Land Development Ordinance and is listed on the
Town’s Zoning Map. However, no area of the Town is located in this zone district. It is
recommended that the Land Use Code and Zoning Map eliminate reference to this district.

R-1A Residence District

The R-1A district is located in two areas of the Town: south of Interstate 78, generally west of
Leigh Street and along Rachael Court, north of the downtown. This district permits a variety of
residential building types and limited nonresidential uses, including single-family detached
dwellings, patio homes, zero-lot-line homes, side-by-side two-family structures, minor home
occupations, accessory apartments, municipal offices, public parks and recreation facilities and
agriculture. The gross density permitted is 2.6 dwelling units an acre and the minimum lot size is
7,500 square feet (.17 acres) for single family units and 15,000 square feet (.34 acres) for duplex
units. This zone district is fully developed, of which the majority of units are single family
detached units. Duplex units are located in the southern area of this district along Pond Ridge
Road.

The residences in this district were generally built during the 1980’s and therefore do not exhibit
characteristics typical of historic buildings. Notwithstanding, the scale of the residences are
consistent with the moderate to small historic scale of the Town. The district is nearly built-out;
however, any infill development should be responsive to the scale of the surrounding residences
and any historic character of nearby buildings.

R-2 Residence District

The R-2 district is the largest residential district in the Town and is located through-out. The
district permits single-family detached residences, public park and recreation facilities, municipal
offices, minor home occupations, accessory apartments and agricultural uses. The minimum lot
size is 15,000 square feet (.34 acres), with the exception of agricultural uses, which have a
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minimum lot size of five (5) acres. Cluster development is also permitted in the district on lots of
five (5) acres or greater.

While the ages of the residences in this district vary, the majority was building subsequent to
World War II and many were constructed in the last 30 years. These residences are consistent
with the moderate to small historic scale of the Town. The district is nearly built-out; however,
any infill development should be responsive to the scale of the surrounding residences and any
historic character of nearby buildings.

R-2A Residence District

There are two areas of the Town with this designation, both of which contain apartment
complexes. The uses permitted in this district are one-family dwelling, multi-family dwelling,
public parks and recreation facilities, municipal offices, minor home occupations, accessory
apartments and agriculture. The eastern district, consisting of multi-family housing known as the
Clinton Garden Apartments, is located at the end of School Street and the western district,
consisting of multi-family housing known as the Clinton Arms Apartments, is located west of the
downtown, along Route 173. The district permits single-family units on minimum lot sizes of
15,000 square feet (.34 acres) and agriculture on lots of five or more acres. The multi-family
developments in the district are subject to the Requirements for Multi-family Dwellings in the
Town’s Land Development Ordinance. The maximum density permitted is 10 dwelling units an
acre. These developments were constructed in the 1990’s.

These apartment buildings do not reflect the historic character of the Town, although, at a
maximum height of two stories and a location outside of the historic district, these buildings are
compatible with the Town’s scale and character. The district has development potential for one
additional multi-family building at the Clinton Garden Apartments tract. Any infill development
at this located should be responsive to the scale of the surrounding buildings and should be
adequately buffered from the municipal building and Route 173. A developer contribution would
be required to construct a pedestrian bridge across the stream in the vicinity of New Street.

R-3 Residence District

This district, located in three areas of the Town, encompasses many of the Town’s historic
residences. The district is located along Center Street east of Leigh Street, along Leigh Street
between Route 173 and Interstate 78 and along West Main Street (Route 173). The district permits
single-family detached residences, two-family dwellings, minor home occupations and, in certain
areas, major home occupations, accessory apartments, public park and recreation facilities,
municipal offices and agricultural uses. The minimum lot sizes required are 7,500 square feet
(.17 acres) for single family detached residences, 11,250 square feet (.26 acres) for two family units
where the units are one over another (for the two units) and 6,000 square feet (.14 acres) for two
family units where the units are side by side (each unit). Agricultural uses have a minimum lot
size of five (5) acres. Cluster development is also permitted in the district on lots of five (5) acres
or greater.
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Maintenance of the historic character present in this district is critical to the continued historic
and aesthetic quality of the Town. Many of the residences in this district were built in the r700’s
and 1800’s are located in the Town’s historic district. The district is nearly built-out; however, any
infill development should be responsive to the scale of the surrounding residences and any
historic character of nearby buildings.

The quality of life for residents living within the portion of the district with frontage on West
Main Street is being negatively impacted due the high traffic volumes and the associated noise
along this street. Over the years, West Main Street’s role as a through street has increased
substantially. The streetscape needs improvements with additional street trees. Allowance for on-
on-street parking will also be helpful in “traffic calming”.

PRD Planned Residential Development District

This zoning district is fully developed with one planned residential community consisting of
condos and single family detached residences. It is located along the eastern boundary of the
Town adjacent to the south of Interstate 78. The condo development is known as Alton Place and
the single-family detached residences, collectively, are known as Fieldstone. The Alton Place
development is inclusionary. Permitted uses in the district include single family detached, two
family and multi-family residences, as well as public parks and recreation facilities and public
utilities. Minor home occupations are also permitted. The minimum tract size is 25 acres and the
maximum gross density is 7.2 dwelling units an acre with a maximum net density for the single
family residences of three dwelling units an acre and a maximum net density for the multi-family
residences of 1o units an acre. The Town’s Land Development Ordinance requires that 44
affordable housing units be constructed in the district; accordingly, Alton Place provides 44
affordable units among the market units.

Both Alton Place and Fieldstone were constructed during the late 1990’s with modern
architecture and as such, do not contribute toward the Town’s historic character.

The section of the Town’s Land Development Ordinance provides affordable housing standards
for inclusionary development in this district. It is recommended that these standards be
eliminated since compliance with items such as bedroom mix and rent/sale prices are regulated
and periodically updated by the Council on Affordable Housing.

PRD-P Planned Residential Development Park District

This district is located along Route 173 at the Town’s western boundary and is currently
undeveloped. It is known as the Twin Ponds tract. The tract was the subject of a Mt. Laurel
Builder’s Remedy lawsuit in 1984. The resulting Settlement Agreement required the tract be
rezoned to the PUD zone district which provided for a variety of residential units and a moderate
amount of nonresidential floor area, as well as 18 on-tract affordable units. Subsequently, the tract
was rezoned to the PRD-P zone district, to account for the environmental constraints present on
the tract, and was approved for 48 multi-family market units and a payment in lieu of
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constructing 10 affordable units. Since that approval, which was in 2002, the project’s vested
rights have expired. The uses currently permitted in the zone include multi-family dwellings,
townhouses, two-family units, public or private parks and recreation facilities, public utilities and
minor home occupations.

The Town finds that the PRD-P zone district is appropriate for increased residential density. The
Town’s Land Development Ordinance currently permits a maximum gross density of 2.86
dwelling units per acre with a maximum net density of 48 units. It is recommended that the
maximum gross density be increased to 3.60 dwelling units per acre (approximately 6o dwelling
units). Additionally, in conjunction with the increased density, the maximum impervious cover
shall also be increased in order to accommodate the increased permitted residential units. It is
recommended that the maximum impervious cover be increased from 60% to 65%.

These changes to the district regulations to permit increased residential densities are appropriate
given the tract’s location in relation to areas of the Town which have lower residential densities,
the natural green belt to the north and east of the district consisting primarily of environmentally
constrained lands and the multi-family housing located adjacent to the west in Union Township.
Additionally, the increased density in the district will continue to be off-set by the required open
space on the north side of Village Road. The increased density will improve the Town’s ability to
provide multi-family housing opportunities in the western area of the Town.

NON-RESIDENTIAL AND MIXED USE LAND USES

The Town has 10 non-residential or mixed use zone districts, including the Parks and Recreation
District. These districts, excluding the Parks and Recreation district, permit a variety of uses
ranging from retail/residential mixed-use to light manufacturing. Additionally, minor home
occupations are permitted in all residential districts. These districts are generally located along the
Town’s State streets, Route 173 and Route 31. Unlike the residential districts, the land currently
designated for non-residential or mixed use development contains a significant amount of
development potential and multiple non-residentially zoned properties have approvals for
development that have not yet been executed. The two most significant outstanding approvals are
for Ansuya Enterprises of Clinton, LLC (Block 17, Lot 2; Block 18, 2.03, 2.04 and 6), which has an
approval for office, restaurant and hotel uses, and Z & F, LLC (Block 18, Lot 5), which has an
approval for two office buildings.

The Town’s Land Development Ordinance does not provide adequate standards to ensure that
non-residential and mixed-use development in the Town is responsive of the Town’s small to
moderate scale and historic character. Additionally, and as discussed previously in this Master
Plan, the Town finds that the Moebus Tract, the Industrial Tract and a portion of the Route 173
corridor are in need of a change in their zoning in order to encourage desirable development.
Aside from these large scale zoning changes, architectural and site design standards are also
necessary. Two sets of architectural design standards should be developed: one for buildings
within the historic district and one for buildings located outside of the historic district. Buildings
within the historic district should be required to comply with a more rigorous set of standards
that ensures new construction and building rehabilitation will be consistent with the area’s
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historic character and, if applicable, accurately reflects the existing building’s historic style.
Architectural design standards for buildings outside of the historic district shall not be required to
mimic the buildings within the historic district but rather should be responsive of and compatible
with the Town’s historic character.

Architectural standards for non-residential and mixed-use buildings should address building
massing and scale and architectural style and ornamentation.

Site design standards should address the following:

= Screening and location of parking and loading areas. Parking and loading should be screened
from neighboring uses. Parking and loading in front of buildings is unsightly, discourages
pedestrian and bicycle access, and detracts from the Town’s historic character. These items
should be screened with a landscaped buffer, fencing and/or a wall.

= Screening and location of unsightly objects. Unsightly objects, such as dumpsters, air
conditioning units, and electric meters should be located out of view of the right-of-way and
neighboring uses. Additionally, these items should be screened with a landscaped buffer,
fencing and/or a wall.

= Signage should be appropriately sized and should be reflective of the Town’s historic
character.

* Buildings should share parking and access where ever practicable via cross-access easements.
Many of the Town’s non-residential properties are constrained by the area required for
individual access and parking, and the associated screening required. Shared parking and
access will provide for a more logical lot and building arrangement. Additionally, it will
reduce the number of curb cuts, therefore improving vehicle flow, pedestrian and bicycle
safety and the historic character of the Town.

* Adequate buffering and screening should be provided between uses of different intensities,
such as but not limited to single-family detached adjacent to multi-family uses and non-
residential uses adjacent to residential uses. Such standards are critical in a Town such as
Clinton where uses of different intensities are in very close proximity and light spillage, noise,
odors and the appearance of parking and loading can have a negative impact on residential
quality of life.

= Lighting levels should be controlled so as to provide the minimum amount of light levels
necessary for adequate safety and to eliminate glare and reduce light pollution to the extent
practical. Such standards are critical in a Town such as Clinton where the residential and
non-residential uses are in very close proximity and light from non-residential uses easily spill
onto residential properties.

C-1 Downtown Commercial

Located in the heart of the Town of Clinton, the district has street frontage on Route 173, Main
Street, East Main Street, Leigh Street and Center Street. The C-1 zone, which encompasses
approximately 12 acres, is characterized as the traditional downtown business district in the Town
of Clinton, with lots permitted as small as 1,200 square feet (.03 acres). Permitted uses in the C-1
zone include stores and shops for retail businesses; offices for business, executive, professional
and administrative purposes; restaurants, cafes, and taverns; studios for art, dancing, music,
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language, photography, and similar activities; museums; municipal buildings and municipal
uses; second story apartments; barber shops, beauty salons and day spas; and various financial
services. Also permitted on residential lots are minor and home occupations. In addition to
mandatory design standards which require buildings to be positioned directly abutting the
sidewalk, the C-1 Downtown Commercial district established a maximum height of two stories or
35 feet. Additionally, the zone permits a maximum building cover of 87%, a maximum floor area
ratio of .87, and a maximum impervious surface cover of 100%. A variety of small scale
establishments, such as retail shops and restaurants, are located in the district. The permitted
uses in this district should be amended to include ATMs, which are necessary in today’s
downtowns in order to support the retail businesses. Additionally, drive-thrus should be
specifically prohibited since these vehicle oriented uses are incompatible with the pedestrian
oriented and historic character of the district.

The June 2007 Community Design Workshop, identified several amendments to the district

regulations that are necessary to implement the design solutions. These recommendations have

been reevaluated and refined to include the following:

* Require that buildings be located close to the street via a minimum and maximum front yard
setback;

» Require that all parking be located at the rear of a building;

= Where applicable, require cross-access easements to facility shared access and shared parking
and reduce curbcuts;

*  Prohibit office uses as permitted uses on the first floor

C-2 Transitional Commercial

Located North of Interstate 78 South of Route 173 and adjacent to the west of the South Branch of
the Raritan, the C-2 Transitional Commercial zone serves as an extension of the downtown
commercial area along Route 173. The C-2 Transitional Commercial district has a 30,000 square
foot (.69 acres) minimum lot area, which is substantially greater than the Downtown Commercial
District. The C-2 zone restricts development to a maximum height of two stories or 35 feet, a
maximum building cover of 25%, and a maximum floor area ratio of .30. Moreover, the district
permits a maximum of 75% of impervious surface cover.

While lot sizes are larger and less dense than the C-1 district, the C-2 zone permits many of the
same uses as the Downtown Commercial district. Specifically, the Transitional Commercial
district permits stores and shops for retail businesses; offices for business, executive, professional
and administrative purposes; restaurants, cafes and taverns; funeral homes, studios for art,
dancing, music, language, photography and similar activities, municipal buildings and municipal
uses, and low and moderate income housing. This district currently hosts a lumberyard, small
offices and retail shops.
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The June 2007 Community Design Workshop identified various recommendations necessary to

implement the design solutions. These recommendations have been reevaluated and refined to

include the following:

* Require that buildings be located close to the street via a minimum and maximum front yard
setback;

» Require that all parking be located at the rear of a building;

= Require cross-access easements to facilitate shared access and shared parking and reduce
curbcuts along West Main Street;

= Create an overlay zoning district for the area of the lumber yard to permit senior housing and
mixed use development. This overlay zone should require that the layout of the tract
encompass traditional design principles such as but not limited to buildings located close to
the street, parking at the rear of buildings and the use of blocks rather than cul-de-sacs.
Additionally, the overlay should include open space and passive recreation requirements in
order to encourage alternative modes of transportation and access to and enjoyment of the
South Branch of the Raritan.

C-3 Highway Oriented Commercial District

The C-3 Highway Oriented Commercial District is located along West Main Street, in proximity to
the Interstate 78 Exit 15 off-ramp. Encompassing over four acres of land, the C-3 zone is oriented
toward highway services and through-traffic. In particular, the zone allows offices for business,
executive, professional and administrative purposes; studios for art, dancing, music, language,
and photography, motor service stations; banks and financial institutions; beauty salons, barber
shops, and day spas; and low and moderate income housing. Currently, a car wash and a gas
station, as well as office uses, operate within the district. The district regulations should be
amended to make motor vehicle service a conditional use in the district. Additional conditional
uses should include banks, financial institutions, beauty salons, barber shops and day spas. This
area of the Town has become increasingly vehicle oriented and the result is increased traffic,
reduced walkability and a highway commercial character. The conditions should include but not
be limited to the following:

= Setback from the street;

» Lighting standards;

= Sign standards;

= Architecture standards; and

= Circulation standards, such as the provision of pedestrian facilities.

The minimum lot area in the C-3 district is 14,250 square feet (.33 acres) and the maximum
building height is limited to two stories or 35 feet. Similar to the C-2 zone, the C-3 district
permits a maximum building cover of 25%, a maximum floor area ration of .30 and a maximum
impervious surface cover of 75%.

The June 2007 Community Design Workshop identified various recommendations necessary to

implement the design solutions. These recommendations have been reevaluated and refined to
include the following:
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* Require that buildings be located close to the street via a minimum and maximum front yard
setback;

» Require that all parking be located at the rear of a building;

* Require cross-access easements to facilitate shared access and shared parking and reduce
curbcuts along West Main Street;

C-4 Locally Oriented Commercial Development

Located on the eastern boundary of the Town of Clinton, the C-4 district runs along Main Street
and is adjacent to the C-1 District. The zone, which comprises approximately 19 acres, serves as
the Town’s major daily shopping and services district. Containing the largest lots for commercial
use, the district is populated with freestanding buildings that are generally located to the rear of
the tract, behind on-tract parking areas and some limited areas of typical highway strip
commercial design. The C-4 Locally Oriented Commercial district limits building height to two
stories or 35 feet. The district permits a minimum lot area of 60,000 square feet (1.38 acres), a
maximum building cover of 30%, a maximum floor area ratio of .30 and a maximum impervious
surface cover of 75%.

In addition to the uses permitted in C-2, the C-4 Locally Oriented Commercial zone also permits
indoor theaters; rescue squad buildings and firehouses; laundries and dry-cleaning
establishments; automobile repair and service garages; food markets; health and fitness centers
and low and moderate income housing. Currently, the zone is home to banks, the Clinton Fire
Department, a supermarket, small shops and restaurants. The district regulations should be
amended to permit banks, including drive-in banks. This use is consistent with the convenience
and vehicle oriented uses currently permitted in the district.

The June 2007 Community Design Workshop resulted in several recommendations for the C-4
district. Most important of those recommendations was the creation of a new zoning district at
the eastern end of Route 173 that would encompass the existing office uses. In addition to office
uses, the district should permit various financial services, mixed use with office on the first floor
and office or residential on the upper floors, municipal uses and public and private school uses.
This western portion of the C-4 district has developed a different character than the remaining
district as it is developed almost exclusively with office uses. Since this new district will serve as
the gateway to the Town, design guidelines should be created to ensure that the architecture and
site design of the area is consistent with Town’s scale and historic character.

Additional recommendations for the C-4 district include:

» Require that buildings be located close to the street via a minimum and maximum front yard
setback;

» Require that all parking be located at the rear of a building;

» Require cross-access easements to facility shared access and shared parking and reduce
curbcuts along Route 173;

» Expand the permitted entertainment uses to include other uses such as but not limited to
bowling alleys as conditional uses. The currently permitted use, indoor theaters, should also
be revised to a conditional use as it presents the same challenges to the Town as other
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entertainment uses. Conditions should include but not be limited to lot size, provision of
adequate parking and architectural design, and a limit on floor area ratio.

» Eliminate automobile repair and service garages from the list of permitted uses since these
uses are wholly incompatible with the character of the area from the Community Design
Workshop since it is in proximity to the Historic District and recommendations for the area
indicate a desired shift away from vehicle oriented uses;

* Amend the C-4 district to permit senior housing as a conditional use. Such conditions should
include, but not be limited to, location at the rear of non-residential or mixed use buildings
along Route 173, pedestrian access to Route 173 and the provision of recreational amenities.

| Industrial District

Located to the south of Interstate 78 and largely disconnected from the Town, the Industrial
district spans approximately 73 acres, approximately 6 acres of which is owned by the Town. The
Industrial zone permits the following uses: processes of manufacturing, fabrication, assembly,
packaging, treatment or conversion of products; scientific or research laboratories devoted to
research, testing, design, and or experimentation; office buildings for business, professional,
executive and administrative purposes; data processing facilities; warehouses and wholesale
distribution centers, municipal buildings and municipal uses, low and moderate income housing,
and agricultural uses. The zone also provides for the following conditional uses: buildings and
facilities for tennis, squash, handball and similar sports activities; churches and places of
worship; public and private schools; and public utility buildings. Presently, approximately 64
acres in the district are undeveloped; much of the remaining acreage is devoted to the Town’s
wastewater treatment plant. The district permits a maximum height of 40 feet and a minimum
lot area of 217,800 square feet (5 acres). The maximum allowable floor area ratio is .26 and the
maximum impervious surface cover is 75%.

The County’s Landsdown Trail runs through the eastern side of this property from Franklin
Township to the south to the Lumberyard north of the site. Any development of this district
should accommodate this trail and provide a buffer to it in order to maintain its natural character.

The district’s most prominent constraint is access. The only access to the district is provided via
Frontage Road in Franklin Township which requires vehicles moving through the very congested
intersection of County Route 513, Frontage Road and the Interstate 78 ramps. This intersection is
currently operating at capacity and already prevents motorists from quickly and conveniently
passing through the intersection. Due to these issues, there can be a lack of rapid response to this
area because of a blockage on Interstate 78 whose congestion spreads to the Town and the
intersection with County Route 513. Furthermore, there is currently no bicycle access and very
poor pedestrian access to the district via surrounding streets; however, pedestrian access is
provided via the lumberyard site and the County’s Landsdown Trail. A crossing of the south
branch of the Raritan along this site was evaluated, but found to not be feasible.

Based on the recommendations from the June 2007 Community Design Workshop, which have
been refined and reevaluated, it is proposed that an overlay zone be created for this district. This
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would provide alternative uses for the property including age-restricted housing and extended stay

hotels. In addition to these uses, any overlay zone should include the following:

» The development of the site, excluding any recreation activities, should be limited to the area
within 1,000 feet of the property line along Interstate 78;

* An open space area adjacent to the South Branch of the Raritan River;

» Complete screening of the development from residential properties;

= Screening of the adjacent commercial uses in Franklin Township;

*  Maximum building height of three (3) stories; and

»  Maximum building size of 150,000 square feet.

OB-1 Office Building District

The OB-1 tract is located along Route 173 and encompasses over two acres in the western portion
of the Town. The district permits office buildings intended for business, executive, professional
and administrative purposes; nonprofit clubs, lodges and fraternal, civic and charitable uses;
municipal buildings and municipal uses; medical and dental offices and studios for art, dancing,
music, languages and photography; and low and moderate income housing. While the minimum
lot area is 22,500 square feet (.52 acres), the allowable maximum height mirrors the commercial
districts, which permit a maximum of 35 feet. Also, the district limits the floor area ratio to .20
and the impervious surface cover to 70%.

The permitted uses in the district should be amended to eliminate laboratories associated with
medial and dental clinics and other exclusions. Such uses would be inappropriate in the district
due to the small scale nature of the surrounding uses and the locally oriented character
surrounding the district.

The June 2007 Community Design Workshop identified various recommendations necessary to

implement the design solutions. These recommendations have been reevaluated and refined to

include the following:

» Require that buildings be located close to the street via a minimum and maximum front yard
setback;

= Require that all parking be located at the rear of a building;

» Require cross-access easements to facilitate shared access and shared parking and reduce
curbcuts along West Main Street;

OB-2 Office Building District

The Town of Clinton has two areas zoned as OB-2 Office Building District. The first location is in
the southwestern portion of the Town, with State Highway Route 173 serving as a northern edge
of the district. The second area is located in the northern boundary of the Town, west of Halstead
Street. The total combined acreage in the OB-2 zone is approximately nine acres. The district
allows office buildings for business, professional, executive, and administrative purposes;
scientific or research laboratories; data processing facilities, banks and financial institutions; low
and moderate income housing; and municipal buildings and municipal uses. Conditional uses in
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the zone include churches and similar places of worship, and private and public schools. Within
OB-2 district, the minimum lot area is 130,680 square feet (3 acres). Additionally, the maximum
permitted height is 40 feet, the maximum floor area ratio is .20, and the maximum impervious
cover is 80%. It is recommended that the maximum impervious cover in the district be reduced
from 80% to 75%; this reduction is supported by the larger lot sizes in the district and also the
floor area ratio of .20.

The permitted uses in the district should be amended to eliminate “scientific or research
laboratories devoted to research, testing, design and/or experimentation and processing and
fabricating incidental thereto.” Such uses would be inappropriate in the district due to the small
scale nature of the surrounding uses and the locally oriented character surrounding the district.

This district should also be amended to permit assisted living facilities as conditional uses.
Currently the Town has no housing options for seniors who are unable to live within their
existing residence. This district includes one of the few developable areas in Town. Since assisted
living facilities require parking and lighting that is comparable to commercial and multi-family
residential districts, the OB-2 district’s location adjacent to commercial and multi-family
residential districts makes it appropriate for such a use, provided certain conditions can be met.
Such conditions should include but not be limited to the following:

» Shared access with the adjacent hotel property;

= Shared parking with the adjacent hotel property;

» Installation sound barrier along Interstate 78 along the length of the property; and

* A healing garden along a portion of the Route 173 frontage that is handicapped accessible.

Healing gardens can be defined as a garden designed to make people feel less stressed, more
invigorated, more comfortable and overall, feel better. The University of Minnesota Sustainable
Urban Landscape Series set forth principles that should be followed for nursing home healing
gardens. It is further recommended that the healing garden in this district follow these same
principles, which are listed below.

= “Use warm, highly saturated hues (red, orange, yellow) that are easier for the
elderly to see than cooler hues (blue, purple, green).

»  Use plants with different leaf textures, forms, and smells to stimulate the senses and
memory.

= Provide different lengths and difficulty of walking routes that will provide choice to
residents with different needs.

»  Providing handrails will encourage less able residents to participate in outside
activities.

= Provide transition areas between indoor and outdoor spaces, such as screen porches
or overhangs, to provide protection from the elements, allow eyes to adjust to bright
outdoor light, and provide a place to sit and view the activities without being
involved in them.

= Provide sunscreens, trellises, fences, walls, baffles, and plant materials to alleviate
the harsh effects of the sun and wind in outdoor spaces.
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»  Carefully place and select trees with dense canopies to reduce glare and control light
penetration.

»  Provide a clear organizational pattern with well-identified paths, a clear hierarchy
of spaces and features or focal points to help orient residents.

*  Pathways should contrast with planting areas to help define the boundary between
path and plantings for residents with reduced depth perception. - The color of chairs
and tables should contrast with floor material so they are distinguishable by people
with sight impairments.

»  Choose seating with back support and arm rests.

= Situate plantings to provide views from windows looking out onto the garden for
people who are unable to go outside.”

The June 2007 Community Design Workshop identified various recommendations necessary to

implement the design solutions. These recommendations have been reevaluated and refined to

include the following:

= Require that buildings be located close to the street via a minimum and maximum front yard
setback;

» Require that all parking be located at the rear of a building;

» Require cross-access easements to facilitate shared access and shared parking and reduce
curbcuts along West Main Street.

OB-3 Office Building District

The OB-3 zone encompasses approximately 34 acres of land southwest of State Highway Route 31.
It consists of the tract of land known as the Moebus tract. The district currently permits office
buildings for business, professional, executive and administrative purposes; scientific or research
laboratories; data processing facilities; and public and quasi public open space. The OB-3 zone
requires a minimum lot area of 871,200 square feet (20 acres). Also, the OB-3 zone permits a
maximum height of 35 feet, a maximum floor area ratio of .10, and a maximum impervious
surface cover of 80%.

The June 2007 Community Design workshop resulted in recommendations that would replace
the OB-3 district with one that permits single-family detached and single family zero lot-line
residences with a conditional use option to construct retail, professional office and/or mixed-use
development in proximity to Route 31. However, upon further review, it has been determined that
the site is best suited to clustered residential development, with no option for nonresidential
development. This development scheme best accommodates the site’s limited access to the
surrounding residential streets, proximity to established residential neighborhoods and
environmental constraints, such as steep slopes, wetlands and floodplain. Nonresidential
development, and its associated lighting, visual and traffic impacts would have a negative impact
on the surrounding residential neighborhoods.
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Residential development should be clustered on small lot sizes between a half acre and three
quarters of an acre, with the associated open space preserved for conservation and passive
recreation. It is important that the residences built on the tract be in scale to their lot sizes as well
as compatible with the scale of the surrounding residential neighborhoods; accordingly it is
recommended that a floor area ratio between .o1 and .02 be instituted. The gross density of the
site should be approximately one dwelling unit per acre of buildable land, defined as lands which
do not include 100 year floodplain, wetlands or slopes greater than 15%. This density and
clustering will not only provide adequate protection to the above environmental constraints but
also addresses the carbonate rock underlying the site.

Vehicular access to the site should be provided via Route 31 and, if practicable Fairview Avenue;
no vehicular access should be provided to the surrounding residential neighborhoods via Center
Street. Instead, Center Street should only be used for pedestrian and bicycle access.

A network of multi-use trails (pedestrian and bicycle) throughout the site’s open space should be
provided. Additionally, these trails should be integrated with the South Branch of the Raritan and
should include access to the water. A crossing of the South Branch of the Raritan at this location
was evaluated but found to most likely not be feasible. An alternative connection to Leigh Street
could include a multi-use path from the southwest corner of the property along the rear of
residences along Center Street with a connection to just north of the intersection between Center
Street and Leigh Street.

OB-4 Office Building District

Spanning approximately 277 acres, the OB-4 Office Building District is located in the northeastern
corner of the Town. The district allows office buildings for business, professional, executive and
administrative purposes; scientific or research laboratories; data processing facilities; medical and
dental clinics and laboratories; nursery schools and child-care centers; funeral homes; studios for
art, dancing music, languages and photography; hotels, restaurants, cafes and taverns. Similar to
the Industrial district, the OB-4 zone requires a minimum area of 217,000 square feet (4.98
acres). In addition, the OB-4 zone permits a maximum height of 40 feet, a maximum floor area
ratio of .15, and a maximum impervious surface cover of 50%. No changes are recommended for
this district.

PARD Parks and Recreation District

This zone district is devoted to lands that are to remain permanently protected as parks and
recreation areas. All lands in the district are publicly owned, either by the State of New Jersey or
the Town of Clinton. The district encompasses the Spruce Run Reservoir lands in the northeast
section of Town, Dunham Park which is located east of Halstead Street, Millview Park located
south of Water Street, Gebhardt Field located behind the Town Community Center along
Halstead Street and Hunts Mill Park and surrounding lands south of Interstate 78. The lands in
the district may be used for passive or active recreation. No changes are recommended for this
district.
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ANALYSIS OF REGIONAL PLANNING

This element of the Master Plan provides an analysis of the consistency between Clinton Town’s
planning policies and those of surrounding municipalities and County, Highlands Council and
State planning policies. In general, Clinton’s planning policies have been found to be consistent
with its neighboring municipalities and the planning policies of Hunterdon County, the
Highlands Council and the State.

Consistency with Surrounding Municipalities

The Town of Clinton is encircled by Franklin Township, Union Township and Clinton Township,
each of which is recognized for its rural character. Within this regional context, the Town of
Clinton has successfully cultivated a symbiotic relationship with its neighboring municipalities.
The Town has built much of its economic strength on providing non-residential services to
residents of bordering rural municipalities. Land use decisions have been critical in shaping
these regional relationships. The Town of Clinton will continue to foster regional planning by
assessing its land use decisions from a regional perspective.

Franklin Township

The Town of Clinton is bordered to the south by Franklin Township. While the character of
Franklin Township and the Town of Clinton differ dramatically, the adjacent land uses are
complementary. The northern tip of Franklin Township, which abuts the Town of Clinton, is
zoned Commercial North, which includes commercial, office and industrial uses. Presently,
retail uses ranging in size from small shops to big box are located within this district in Franklin
Township. This zoning is consistent with the adjacent Industrial and C-3 Highway Oriented
Commercial districts in the Town of Clinton.

Although the commercial districts are compatible, a portion of Franklin’s RR-5.0 Rural
Residential district borders the Industrial zone in the Town of Clinton. Franklin Township’s
Rural Residential district has a minimum lot size of five acres, which results in a maximum
density of o0.20 units per acre. The district allows farms, single detached dwelling units,
affordable housing, home occupations, municipal facilities, flag lots and golf courses and clubs.
Additionally, the Rural Residential zone conditionally permits public schools, houses of worship,
two-dwelling unit conversations, accessory apartments, and ECHO housing. In contrast, Clinton’s
Industrial district currently permits manufacturing, fabrication, assembly, packaging, treatment,
office buildings data processing facilities, warehousing, agricultural uses, municipal buildings
and municipal uses. While the character of the permitted land uses differs by the zone and is not
the optimal match, the residential use is not fundamentally inconsistent with the Town of
Clinton’s industrial district. Additionally, the proposed changes to this district will increase its
compatibility with Franklin Township’s adjacent rural residential zoning.
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Clinton Township

The Town of Clinton and Clinton Township have a mutually beneficial relationship, as Clinton
Township residents are drawn to the Town of Clinton for goods and services. The zoning
districts along the shared border of the two municipalities support this relationship. The western
border of Clinton Township is zoned Rural Residential, which permits low density residential
uses, with the exception of Village Residential and Office Building districts clustered around
Interstate 78. Correspondingly, the Town’s zoning in this area include the R-2 Residential district
and the PRD Planned Residential Development district south of Interstate 78 and the C-4 Locally
Oriented Commercial district, R-2 Residential district and the OB-4 Office Building district north
of Interstate 78. The northern portion of the Town of Clinton is bordered by the Rural
Residential, Rural Conservation and Commercial districts in Clinton Township. While the
majority of the commercial area is located in the center of the Town of Clinton, the Town does
have a small portion of office development that borders the Township’s Commercial District.
Moreover, the Township’s rural conservation district is adjacent to the Clinton Town’s Parks and
Recreation District.

Union Township

Connected to the Town via Interstate 78, Union Township serves as the Town’s western
neighbor. The northwestern edge of the Town of Clinton is in the PARD Parks and Recreation
District. This zoning complements the adjacent land use in Union Township, the Spruce Run
Reservoir. Additionally, the PARD district neighbors the Institutional district in Union, which
allows for the following uses: agriculture and horticulture, forestry, recreational facilities,
correctional institutions, accessory buildings, and temporary structures. Currently, the Edna
Mahon State Woman’s Correctional Facility and the Hunterdon Development Center, which
serves developmentally disabled residents, is located in the Institutional district along Route 513,
south of Interstate 78. Furthermore, the Town’s PRD-P Planned Residential Development Park
district is adjacent to Union’s Multi-family Residential district, which is substantially consistent
with the PRD-P zone. The Town’s R-2 district is adjacent to Union Township’s Country
Residential district; these districts are compatible as they are both single-family residential
districts on small to moderate lots sizes (15,000 square feet and 2 acres, respectively). While
Union Township’s Village Commercial zone is not directly adjacent to the Town of Clinton,
Route 173 serves to connect the district to the C-3 Commercial zone in Union Township.

Consistency with County and State Planning Documents

The consistency of the Master Plan with regional and state plans is examined in this section. The
documents compared include several Hunterdon County documents, including the 1986 Growth
Management Plan, 1998 Strategies for Managing Growth, 1999 Community Design Handbook
and the 2000 Open Space Trust Fund Plan; the 2001 State Development and Redevelopment
Plan, the 2004 Preliminary State Development and Redevelopment Plan, the 2005 Hunterdon
County Cross-Acceptance Report and the November 2006 Highlands Draft Regional Plan.
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In 2001, the County was awarded a Smart Growth Planning Grant to enable development of a
Strategic Growth Management Plan to replace the existing 1986 Growth Management Plan.
County staff have begun work on several key elements of this strategic planning process,
including developing a County Profile to document existing conditions, conducting an analysis of
build-out conditions, and facilitating public input on community design goals and an overall plan
“vision”. Until the Strategic Growth Management Plan is complete, a number of planning
documents continue can be utilized to provide guidance for growth and development in the
County, as follows:

Hunterdon County 1986 Growth Management Plan

The Hunterdon County Growth Management Plan (GMP) was adopted in 1986, the same year that
the State Planning Act was enacted. As such, a number of the principal themes of the County’s
GMP are reflective of the policy framework which subsequently emerged in the 1992 New Jersey
State Development and Redevelopment Plan (SDRP).

The 1986 County GMP classified the Town of Clinton as a Commercial Center within the Clinton
Corridor Primary Management Area. The GMP land use policies for the Primary Management
Area classification mirrors the centers concept that underlies the State Plan, in that Primary
Management Areas are intended as a place to concentrate major employment centers and support
services for the region. Existing land use policies and zoning within the Town support this
concept.

Hunterdon County Strategies for Managing Growth in Hunterdon County

In 1993 the Hunterdon County Planning Board commenced a series of public outreach efforts
collectively called the Growth Management Planning Process. This process included surveys of
residents and municipal officials, meetings throughout the County and, in 1996 the convening of
four Task Forces to address critical planning issues which had been identified. The Task Force
topics were as follows:

* Rural Character and Environment

» Residential Development and Housing

= Transportation

* Commercial, Office and Industrial Development

The findings of the Task Forces were consolidated in a Fall, 1998 publication entitled Strategies for
Managing Growth in Hunterdon County. The recommendations of the Transportation Task Force
and the Commercial, Office and Industrial Development Task Forces appear most relevant to the
Town of Clinton and include reducing truck traffic on local streets and encouraging downtown
land uses that complement rather than compete with surrounding commercial development. The
Town’s Goals and Objectives and circulation and land wuse policies support these
recommendations.
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Hunterdon County Community Design Handbook

»= The most recent product of the County’s Growth Management Planning Process was the
publication, in December, 1999 of Preserving Community Character in Hunterdon County — A
Community Design Handbook. The Handbook addressed various aspects of community
design, including providing an explanation of the legal foundation of design guidelines,
illustrating examples of progressive site design and offering model standards for municipal
community design ordinances.

» The Handbook recommends that municipal Planning Boards adopt Community Design sub-
elements of their Master Plans. The Community Design Plan establishes the municipality’s
vision for the use of its land — including ways to promote a desirable visual and functional
environment — and recommends strategies for achieving that vision. The Handbook presents
community design guidelines for both residential and non-residential development,
including a discussion of streetscape and street corridors, architecture and building design,
open space and farmland vistas, designing for people, and landscaping topics. This Master
Plan and associated ordinance will further enhance the consistency of the Town’s planning
policies with this document.

Hunterdon Open Space, Farmland, and Historic Preservation Trust Fund Plan

The County’s Open Space, Farmland, and Historic Preservation Trust Fund Plan, prepared by the
Hunterdon County Planning Board in June 2000, offers strategic recommendations to guide
County spending on land acquisition and other efforts to help preserve open space, farmland and
historic resources. The Trust Fund Plan incorporates recommendations from other County plans,
including the July 2000 Farmland Preservation Plan and the 2000 Draft Park and Recreation
Plan. Preservation initiatives of the State, non-profit organizations, and the municipalities within
Hunterdon County are also addressed within the Trust Fund Plan.

The goals and recommendations of the Trust Fund Plan focus on supporting existing County,
municipal and non-profit preservation initiatives as well as enhancing coordination among the
various preservation initiatives within the County. Maps included in the Trust Fund Plan identify
several such initiatives or areas of preservation interest within the Town of Clinton, including:

*  Park System Conservation Zones. Areas along stream and river corridors, including the South
Branch Raritan River in the Town of Clinton, are identified as Conservation Zones under the
County’s draft Open Space and Recreation Plan. Due to their distinctive environmental
features, preservation and limited development is encouraged within these Conservation
Zones. Additionally, although not specifically identified as a component of the Conservation
Zone, it should be noted that the Trail Priorities Map of the Trust Fund Plan indicates both an
existing trail, and a “potential municipal, state and non-profit trail” to be located along the
South Branch Raritan River in Clinton.

*  Highlands Region. The Trust Fund Plan’s Areas of Preservation Interest — State Perspective
Map shows the northern portion of the Town located within the Highlands region. While the
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Trust Fund Plan focuses on the need to identify critical wildlife habitats within this unique
landscape, preservation of natural resources within the Highlands is also promoted through
the State Plan and through the Highlands Water Protection and Planning Act (see discussion
of the draft Highlands Regional Master Plan, below.)

The Trust Fund Plan also includes a Historic Preservation Plan which focuses on preservation of
County-owned historic facilities. The only County-owned structure of historic significance
identified within the Town of Clinton is the Main Street metal truss bridge.

2001 State Development and Redevelopment Plan

In March, 2001 a new State Development and Redevelopment Plan (hereinafter “State Plan”) was
adopted by the State Planning Commission. This Plan concluded the extensive statewide “Cross-
Acceptance” planning process that had been initiated by the release of the 1997 State Plan
Reexamination Report and Preliminary Plan. As with the first State Plan (adopted in 1992), the
2001 State Plan delineated a series of Planning Areas based on natural and built characteristics
and sets forth the State’s vision for the future development of those areas. The five Planning
Areas (listed in descending order from the most developed to the least developed condition)
include the Metropolitan Planning Area (PA1), Suburban Planning Area (PA2), Fringe Planning
Area (PA3), Rural Planning Area (PA4) and Environmentally Sensitive Planning Area (PAs.).

Under the 2001 State Plan, the Town of Clinton is almost entirely located within the Suburban
Planning Area (PA2), except for the Spruce Run State Park area in the northwest corner of the
municipality, which is included in the Parks and Natural Areas designation. The Suburban
Planning Area (PA2) portion of the Town is also identified as part of the Clinton Area Proposed
Regional Center under the 2001 State Plan Policy Map.

As noted below, amendments to the 2001 State Plan have been proposed as part of a new
Preliminary Plan released by the State Planning Commission. However, until such time as a new
State Plan is adopted, the 2001 State Plan remains in effect.

2004 Preliminary State Development and Redevelopment Plan

In April 2004, the State Planning Commission released a Preliminary State Development and
Redevelopment Plan (hereinafter “Preliminary State Plan”) proposing amendments to the 2001
State Plan, triggering a third round of the State Plan Cross-Acceptance process.

Under the 2004 Preliminary State Plan, the statewide goals, strategies and policies as outlined in
the 2001 State Plan remain fundamentally the same. However, the 2004 Plan proposes to
reorganize the Plan to consolidate the goal statements and background sections for the existing
eight goals under one statement and background section and to relocate policies and strategies
under a specific goal. Changes to the Preliminary State Plan Policy Map are also proposed.
However, these changes are occurring under the Cross-Acceptance process, which is discussed
below.
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2005 Hunterdon County Cross-Acceptance Report

Under Cross-Acceptance, County governments take the lead with their respective municipalities
and residents in coordinating review and comments on the 2004 Preliminary State Plan. In
February 2005, Hunterdon County completed its Cross-Acceptance Report, which provides a
comparison of municipal and county planning documents with the State Plan and summarizes
proposed changes to the State Plan.

Under the County’s Cross-Acceptance report, it is recommended that the Town of Clinton be
comprised of the Fringe Planning Area (PA3) and the Environmentally Sensitive Planning Area
(PAs). However, during ongoing negotiations between the County and the State, these proposed
Planning Area changes have been revised. The current proposal will retain much of the Suburban
Planning Area (PA2) designation and will designate only two areas of the Town differently. The
area known as the Industrial tract will be changed from the Suburban Planning Area (PA2) to the
Fringe Planning Area (PA3) with a small area to be designated the Environmentally Sensitive
Planning Area (PAs). These proposed changes accurately reflect the environmental constraints
and rural character in the area and the fact that this area is lacking major infrastructure
improvements and a strong connection to the Town. Additionally, the area east of the Spruce Run
State Park, which includes the neighborhood on the northern end of Halstead Street, the area
known as the Moebus tract and lands north of the Moebus Tract, will be changed from the
Suburban Planning Area (PA2) to the Fringe Planning Area (PA3). This proposed change is also
appropriate given the environmental constraints present and the rural character of this area of the
Town. Also depicted on the Preliminary State Plan Policy Map is greater detail with regard to the
location of parkland, open space and sewer service areas.

2007 Highlands Final Draft Regional Master Plan

The Town of Clinton is located along the southern boundary of the physiographic province
known as the Highlands, a two million acre region that extends across four states, from eastern
Pennsylvania through northwest New Jersey and southern New York State into northwest
Connecticut. On June 10, 2004, the New Jersey Legislature adopted the "Highlands Water
Protection and Planning Act," which is intended to establish a comprehensive, long term
approach to the protection and preservation of the drinking water and natural resources of the
New Jersey Highlands Region. The Act establishes a Preservation Area comprised of
approximately 395,000 acres within the overall 800,000 acre Highlands region where
development would be strictly regulated. The remainder of the Highlands Region would be
identified as the Planning Area, in which development would be monitored but not as strictly
controlled.

The Highlands Act also established the Highlands Water Protection and Planning Council, which
was charged with preparing and implementing a regional master plan for the Highlands Region.
In November 2006, the Highlands Draft Regional Master Plan (RMP) was released; a year later
in November 2007 the Highlands Final Draft Regional Master Plan was released. Under the
RMP, a Land Use Capability Map was developed that established three overlay zones that apply to
both the Preservation Area and the Planning Area. Descriptions of these zones follow:
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= Protection Zone. The protection zone is the priority area for land acquisition and land
preservation. Lands within this zone are critical to maintaining water quality, quantity and
other significant ecological processes. Standards in the protection zone prohibit the
disturbance of natural resources or expansion of infrastructure.

* Conservation Zone. This zone consists of significant agricultural lands with environmental
features that should be preserved whenever possible. Clustered development is permitted in
this zone if it is also located in an agricultural resource area and it directly abuts a planned
community.

»  Planned Community Zone. This is the target area for future development in the Highlands.
The planned community zone includes existing concentrated development with public
infrastructure. New development may occur in this zone if the Council agrees there is
existing capacity or that the conditions are suitable for utility expansion. Once the existing or
future capacity has been confirmed by the Council, preferred densities for growth are 3 - 5
dwelling unit /acre and a minimum 7% acre lot sizes for residences. The floor area ratio
(FAR) for commercial uses is to be a “comparable density”. Current NJDEP regulations
include a 3% maximum impervious coverage in this zone.

The northwest corner of the Town is located within the Highlands Preservation Area, with the
majority designated as Protection Zone under the Draft RMP Land Use Capability Map.
Additionally, within the Town’s Preservation Area, there is a small strip of land along Rupell Road
that is designated as Planned Community. This appears to be a mapping error. Immediately
south of this area, in the Planning Area is the Knolls residential development which is in the
Planned Community Zone. The area shown in the Preservation Area with this zone designation
is part of the Spruce Run State Park.

The remainder of the Town is located within the Highlands Planning Area. At the northern and
southern end of the Planning Area portion of the Town, lands along the South Branch Raritan
River are designated as Protection Zone. The central and eastern developed areas of the Town are
designated as Planned Community.

The Town’s zoning and planning policies are generally consistent with its Highlands
designations as the only area of Town located in the Preservation area is the Spruce Run State
Park. The area north of the Moebus tract is located in the Planning Area’s Preservation zone; this
is in conflict with the existing approval for commercial development on the tract.
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CONSERVATION PLAN

The Town contains a variety of environmental resources that directly contribute toward the
quality of life for Town residents. In addition to environmental benefits, they provide outdoor
recreation and scenic amenities. The most prominent environmental resource is the South
Branch of the Raritan River. This water resource runs north-south through the center of Town
and is responsible for the majority of the Town’s wetlands and floodplains.

This plan provides an analysis of the Town’s environmental resources and also provides
recommendations for how to best protect those resources. This Plan should be used to help
guide decisions which impact the environmental quality of the town.

GEOLOGY

The Town is located entirely in the Piedmont Physiographic Province. Physiographic provinces,
of which there are four in New Jersey, are landform regions delineated according to similar
terrain that has been shaped by a common geologic history. Each province shares common
characteristics such as elevation, relief, rock formations, and geologic structure. More than twenty
physiographic provinces are recognized in North America. The Piedmont Province is mainly
underlain by sedimentary rocks of the Late Triassic and Early Jurassic periods (230 to 190 million
years ago) and can generally be described as gently rolling plains separated by a series of higher
ridges=.

The important determinate of soils is the surficial geology underlying them. Bedrock is several
thousand feet below the municipality and consequently has little effect on human activities at the
surface. But the surficial geology, aside from being the parent material for soils, is also important
for its capacity to hold groundwater.

The three largest surficial geologic classifications in the Town are Weathered Carbonate Rock
(Qwcb), Weathered Shale, Mudstone, Sandstone (Qws) and Alluvium (Qal). The area of Town
containing carbonate rock requires raises environmental and land planning concerns. Carbonate
rock is sedimentary rock consisting primarily of limestone, dolomite, and marble that forms a
karst topography (irregular, subsurface rock topography shaped by the dissolution of a soluble
layer or layers of bedrock). Carbonate bedrock, which is very porous and easily eroded can make
areas unstable and susceptible to subsidence and surface collapse. As a result, the alteration of
drainage patterns in these areas from impervious coverage, grade changes or increased loads
from site improvements can lead to land subsidence and sinkholes. Fractures or solution
openings and fissures in the limestone rock may lead to public or private water supplies, making
those sources especially susceptible to groundwater contamination. Contamination of water
sources can occur from solid and liquid wastes, contaminated surface water, septic tank effluent
or other hazardous substances moving through fractures or solution openings and fissures within
the rock. If not addressed properly during site planning, the presence of carbonate rock can lead

2 Geologic Map of New Jersey. http://www.nj.gov/dep/njgs/index.html
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to significant additional construction costs, often after engineering for the site has been done, and
if not discovered during site planning or construction can lead to such problems as groundwater
contamination and/or sink holes. Tt is critical that the Town take steps to ensure that all
development in the areas underlain by carbonate rock properly address its presence during site
planning so that the potential problems associated with this geology can be avoided or mitigated.

SolLs

Soils are typically classified by series. Soil series define a general pattern of soils characteristics
and include several soil types often found in proximity to each other. There are 29 soil series in
Clinton; however, there are four that are most prominent and account for approximately 63% of
the Town.

Duffield silt loam soils are located in approximately 28% of the Town. These soils are described
by the Natural Resources Conservation Service as silty clay loam soils that have a moderate
infiltration rate when thoroughly wet and consist chiefly of moderately deep or deep, moderately
well drained or well drained soils that have moderately fine texture or fine texture. Furthermore,
they have a slow rate of water transmission. These soils have a depth of 48 to 6o inches from the
surface and a lower potential for wind erosion.

Pattenburg gravelly loam soils are located in approximately 15% of the Town. These soils are
described by the Natural Resources Conservation Service as gravelly loam soils and depending on
the series, silt or clay loam, generally have a moderate infiltration rate when thoroughly wet and
consist chiefly of moderately deep or deep, moderately well drained or well drained soils that have
moderately fine texture or fine texture. Furthermore, they have a slow rate of water transmission.
These soils have a depth of 54 to 66 inches from the surface and a lower potential for wind
erosion.

Berks channery loam soils are located in approximately 10% of the Town. These soils are
described by the Natural Resources Conservation Service as channery loam soils. They range in
infiltration rate and water transmission rate from moderate to slow. These soils have a depth of
48 to 60 inches from the surface and a lower potential for wind erosion.

Fluvaquents and udifluvents soils are located in approximately 9% of the Town. These soils are
frequently wet and flooded and accordingly are located along much of the South Branch of the
Raritan and the Beaver Brook. They constitute much of the Town’s wetlands and floodplain.
These soils are described by the Natural Resources Conservation Service as having a slow
infiltration rate when thoroughly wet and consist chiefly of soils that have a layer that impedes the
downward movement of water or soils of moderately fine texture or fine texture. Furthermore,
they have a slow rate of water transmission.
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WATERSHED & SURFACE WATER RESOURCES

Clinton is located entirely within Raritan Basin Watershed, with the sub-watershed being the
North and South Branch of the Raritan Watershed. The New Jersey Department of
Environmental Protection Watershed Management Division designated the North and South
Branch of the Raritan as Watershed Management Area &. Topography forms the boundaries of a
watershed, which is defined as an area of land that drains to one waterbody, such as a river,
stream, lake or bay. Watersheds for large areas can be referred to drainage basins and include
smaller watersheds. Smaller, or lower level, watersheds are often referred to as sub-watersheds. In
the last decade watershed based planning has gained significant momentum as the benefits of
planning on a regional scale, rather than political scale are realized. Water quality can not be
protected by a single political unit; it requires a joint effort by all political units within a
watershed. It has been found that watersheds can suffer impairment at 10% impervious cover and
that at 25% impervious cover the watershed is typically severely impaired as the stream channel
becomes highly unstable and water quality and biodiversity are poors. This fact should not be
construed to mean that individual sites or political subdivisions should be held to a maximum
impervious cover of 10%; this is a figure that instead should be applied to the watershed region.

The Raritan Basin Watershed is the largest river basin located entirely within New Jersey and
contains approximately 1,100 square miles. This area spans portions of 100 municipalities and
seven counties (Hunterdon, Mercer, Middlesex, Monmouth, Morris, Somerset and Union)4. The
North and South Branch of the Raritan sub-watershed is 468 square miles and includes
municipalities in Hunterdon, Morris and Somerset Countiess.

The South Branch of the
Raritan runs through the

center of the Town with much
of the Town draining directly
to this waterbody. As a result,
land uses in the Town play a
significant role in the quality
of the waterbody. The Beaver
Brook also runs through the
Town to the east of the South
Branch of the Raritan and
between Route 173 and
Interstate 78. A small portion
of this waterway, along the
eastern boundary of the
Town, has been designated a
Category I Waterway.

3 United States Environmental Protection Agency. Protecting Water Resources with Higher-Density

Development. Washington, D.C. January 20006.
4 New Jersey Water Supply. Raritan Basin Portrait of A Watershed. New Jersey. August 2002.
5 http:/ /www.raritanbasin.org/ WMAS8_Home.htm
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Category 1 waterways are identified by the New Jersey Department of Environmental Protection
as being worthy of special protection because of their clarity, color, scenic setting or other
characteristics of aesthetic value, exceptional ecological significance, exceptional recreational
significance, exceptional water supply significance or exceptional fisheries resource(s). As a
result, a 300 foot buffer is required around all Category 1 waterways. In the western part of Town
the Lingerts Creek runs west of the South Branch of the Raritan, generally along Route 173, to
Dumont Pond and an unnamed tributary runs northwest of Dumont Pond to the western
boundary of Town. An additional pond, known as the Skurbish Pond, is located on municipal
land just south of Interstate 78. A small portion of the Spruce Run Reservoir is also located in the
northwest corner of the Town.

Protection of these surface waterbodies from pollutants requires not only elimination of point
source pollutants but also reduction and mitigation of non-point source pollutants. The majority
of non-point source pollutants entering the Town's water bodies, from within the Town, are
attributable to stormwater runoff from places such as, but not limited to, streets, parking lots,
lawns and sediment from unstabilized dirt. Stormwater runoff from impervious surfaces
associated with vehicles most commonly include rubber and metal deposits from tire wear,
antifreeze and engine oil that has dripped onto the pavement. Lawns, which have a runoff rate
nearly has high as impervious surfaces, contribute fertilizers and pesticides that can cause algal
blooms and excessive plant growth, leading to eutrophication of surface water bodies.
Unstabilized dirt, often from ongoing construction, can cause sedimentation of waterways which
reduces the amount of light able to reach aquatic plants and can choke certain species.

These sources of nonpoint source pollutants can be best addressed by filtering pollutants,
reducing lawn areas, and ensuring that proper soil erosion practices during construction are fully
implemented. Filtering pollutants from stormwater generally takes place at one or both of the
following: on-site as part of stormwater management practices, such as a retention basin or
drainage swales, or in a vegetated buffer. Wooded buffers where tree and shrub roots hold the
waterway's banks in place are most effective for filtering pollutants from runoff just prior to
entering surface water. If soil conditions are right, a 20 to 30 foot wide wooded buffer can remove
90% of nitrates from stormwater runoff®.

Any development of land adjacent to one of the Town's water bodies should preserve, or enhance
if necessary, the natural buffer surrounding the waterway for a minimum width of 30 feet.
Furthermore lawn areas for existing and new development should be minimized. This can be
achieved by clustering the building and site improvements close to the street, therefore
eliminating a large front lawn and preserving the rear of the site in a natural state. Additionally,
an alternative to lawn areas include naturally planted meadow grasses. As discussed in the
following section, reducing lawn areas will also reduce water use.

6 United States Environmental Protection Agency. Protecting Water Resources with Higher-Density

Development. Washington, D.C. January 2006.
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WATER SUPPLY AND GROUND WATER RECHARGE

Ground water recharge occurs where precipitation or melting occurs and water is able to infiltrate
through the soil to the aquifer. On an annual basis, the national water deficit is estimated to be
3,700 billion gallons; this means that Americans extract approximately 3,700 billion gallons more
water annually than what is returned to the natural water system?. Aquifer recharge is particularly
important in New Jersey where approximately half of water used for daily living is provided from
aquifers® and for Clinton Town the majority of the Town’s water is drawn from the underlying
aquifers below the Town. The Town has ten water source wells. Two wells draw groundwater
from the Brunswick-Shale Aquifer Formation, three wells draw from the Kittanny Limestone
Aquifer Formation, one from the Martinsburg Shale Aquifer Formation and the other two draw
from Precambrian and other conglomerate type aquifer systems. Rates of recharge are promoted
by natural vegetation cover, flat topography, permeable soils, a deep water table and the absence
of confining beds. As groundwater availability throughout the State lessens, municipalities should
be taking steps to allow areas of land with the largest potential for ground water recharge to be
productive for this purpose.

Water use in New Jersey continues to increase as the population increases. The continuing

increase in population requires a balance between providing adequate water to new and existing

residents and ensuring water supply in the future. It has been found that water efficiency

measures in commercial buildings can easily reduce water usage by 30% or more9. Water

efficiency measures will also reduce water fees and lower sewage volumes. The following

methods can be used to reduce water use:

= Low-flow kitchen and bathroom fixtures

»  Dual flush, low flow or composting toilets

* Rainwater harvesting (defined as capturing and reusing rainwater)

» Reduction of outdoor water use; lawn care, car washing, swimming pools and other outdoor
uses account for 50 to 70% of the Nation's water user®.

» Using native and adapted plants, which by nature require less water.

» Installation of graywater (recycled water) systems

Water reuse in the State, including the Town, is unfortunately low. Reusing water reduces
extraction of groundwater and reduces potable water use for activities such as lawn care and
toilets where the energy inputs for treatment to potable water standards are wasted. The Town
should support water reuse activities and should consider methods of water reuse for its own
facilities.

7 United States Green Building Council. New Construction and Major Renovation Reference Guide.
Washington, D.C. 2006.
8 http://www.state.nj.us/dep/njgs/enviroed /aqfrchrg.htm

9 U