Memorandum

To: Hopewell Township Committee
From: Hopewell Township Planning Board
Date: November 14, 2017

Subject:  Consistency Review of rezoning ondaesfor Block 78, Lot 17

The Township Committee has forwarded to the Planmoard an ordinance amending the
Zoning Map and text to include a new InclusionamylfiAfamily Zone (IMF-1) for Block 78, Lot
17 in place of the HBO Zone, which provides primdlyp for retail and office uses. The
redevelopment plan provides for inclusionary residg apartment and/or townhouse
development.

The ordinance has been sent to the Board in acooedaith the Board' ®Referral Powersinder
NJSA 40:55D-26 of the Municipal Land Use Law (MLULJ his section reads in pertinent part:

“40:55D-26 Referral powers.

a. Prior to the adoption of a development reguhti@vision, or amendment thereto, the
planning board shall make and transmit to the gomgrbody, within 35 days after referral, a
report including identification of any provisiond the proposed development regulation,
revision or amendment which are inconsistent whk taster plan and recommendations
concerning these inconsistencies and any otherersatis the board deems appropriate. The
governing body, when considering the adoption oflewelopment regulation, revision or
amendment thereto, shall review the report of therpng board and may disapprove or change
any recommendations by a vote of a majority ofutsauthorized membership and shall record
in its minutes the reasons for not following suebammendations ....... ”

| ntent of the Master Plan

The 2002 Master Plan includes the following ideetifobjective under the heading “Land Use
and Management:

» To provide for a reasonable balance among varians uses that
respects and reflects the interaction and synefgyoonmunity life.

The 2002 Master Plan also includes the followingectives under the heading “Housing”:

* To provide for a variety of housing types whiebpond to the needs of households of
varying size, age, and income, persons with digesiland emerging demographic
characteristics.

» To promote and support the development and réoleveent of affordable housing
intended to address the Township’s fair share efrdgion’s lower income housing,
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particularly in areas served by public transportatiwhich connect to areas of
employment.

 To provide a range of housing opportunities witthie Township, with densities and
lot sizes that respond to the capabilities andtitnons of natural systems and available
infrastructure.

In addition to the above facts and reasons, tHeviahg objectives of the MLUL (NJSA 40:55D-
2), which are objectives of the Hopewell Townshi@adtr Plan, are also advanced by this
ordinance. The Purposes are identifiedtaljcs, with commentary in regular font below:

a.

To encourage municipal action to guide the appete use or development of all lands in
this State, in a manner which will promote the publkalth, safety, morals, and general
welfare.

The proposed rezoning results in an appropriat@sad which contributes to the general
welfare of the community and State, and is an gp@at® response to the mandate to
provide affordable housing through municipal zoning

To ensure that the development of individual ionpalities does not conflict with the
development and general welfare of neighboring pipalities, the county and the State as
a whole.

The proposed rezoning does not conflict with theettgment or general welfare of any
neighboring municipality, the County or the Stadeaawhole, and it provides a reasonable
development option to address local affordable ingugoals.

To encourage the appropriate and efficient eggare of public funds by the coordination
of public development with land use policies

The proposed rezoning provides affordable houshrgugh inclusionary development
without the expenditure of public funds, and resitt the efficient use of the available
public infrastructure while curtailing the externsiof such infrastructure.

To promote a desirable visual environment thitoggeative development techniques and
good civic design and arrangements

The proposed rezoning provides zoning requiremants standards that produce the
opportunity to utilize creative development techugg in order to produce good civic
design and arrangements, which are subject toduRhanning Board review during the
development application process.

To encourage coordination of the various public gmiate procedures and activities
shaping land development with a view of lessertirgcost of such development and to the
more efficient use of land

The procedure followed in developing the proposelihance combines public and private
procedures that result in an efficient use of land.



Consistency with Hopewell Township Master Plan

The Board has compared the proposed ordinanceetdcdhd Use Plan Element of the 2002
Master Plan, and the 2011 Housing Plan Element, famai$ that the intent of the proposed
ordinance advances the goal for a balanced landplzse that can meet the constitutional
mandate to provide for the Township’s fair sharethe regional need for affordable housing.
Nonetheless, the specific proposal to constructightborhood of multi-family housing within
the HBO zone isnconsistentwith the non-residential land uses programmedHt site in the
Land Use Plan.

Planning Board Recommendation

Notwithstanding this inconsistency, the Planningai8o recommends that the Township
Committee adopt the proposed ordinance, considénmdpllowing facts and reasons:

1. The proposed ordinance improves the balance ofdaed sought in the Master Plan.

2. The proposed development contemplated by the pegppsning standards should result
in a compact building layout and design.

3. While the nonresidential zoning which the proposatinance amends is consistent with
the Master Plan, the proposed rezoning will advdaheegoal of diversifying the housing
stock and providing affordable housing to meetdtestitutional obligation.

For all of the above reasons the Planning Boardsfithat while the proposed ordinance is
technically inconsistent with the Land Use Planmadat of the Master Plan, the proposed
ordinance strikes a reasonable balance among thg planning considerations affected by the
ordinance, and provides a reasonable planning optiothe property affected by the ordinance.
Thus, the Board recommends adoption of the ordmanc



