Plainsboro Plan Endorsement Report


MEMORANDUM

TO:

State Planning Commission
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Maura McManimon, Executive Director

RE:                 Report on Consistency of Plainsboro Township’s Petition for

Initial Plan Endorsement.

DATE:
January 18, 2006
* * * * * * *

The Township of Plainsboro (Township or Plainsboro) has formally requested Initial Endorsement of its Municipal Master Plan and required elements by the State Planning Commission.  This report contains the detailed findings and conclusions concerning the consistency of the Petitioner’s plan and proposed Planning and Implementation Agreement (PIA) with the State Development and Redevelopment Plan (State Plan) pursuant to the State Planning Rules and Plan Endorsement Guidelines.
 Plainsboro does not propose to amend the State Plan Policy Map or to designate any centers.  

The Township of Plainsboro should be commended for the innovative planning initiatives that it has approved over the past decades.  Facing steady development pressure over the last 25 years, the Township has planned and achieved a high-quality suburban setting for its residents and employment base, while maintaining the natural resources and agricultural areas of the Township.  Consequently, upon review of the Plainsboro Master Plan and required elements, the Office of Smart Growth finds that Plainsboro Township’s fundamental planning documents promote an appropriate balance between the accommodation of current and future growth with the conservation of natural and agricultural resources, and is consistent with the goals, policies and strategies of the State Plan. Therefore, the Office of Smart Growth (OSG) recommends that the State Planning Commission endorse the Plainsboro Township Master Plan subject to the conditions in the PIA.

Standard for Initial Plan Endorsement

The purpose of the Plan Endorsement process is to assist local government agencies to develop and implement plans that will achieve the goals, policies and strategies of the State Plan.  Plan endorsement is separated into two stages.  The first stage, initial plan endorsement, requires submission of the petitioner’s fundamental planning documents, such as the master plan and all required elements, which most towns already have prepared.  Municipalities that achieve plan endorsement shall be entitled to a variety of benefits, including, but not limited to, priority for funding programs identified by the State agencies, coordination of planning with other agencies in meeting unique needs of the entity seeking endorsement, and expedited permit review.  Submitted plans are reviewed and endorsed by the State Planning Commission if the plans are determined to be “consistent” with the State Plan.  In considering consistency, the Commission considers the ability of the submitted plans to achieve the targets and indicators contained in the State Plan that are applicable to the petitioner, the extent to which the activities listed to be undertaken in each planning area to achieve consistency with the State Plan have been or will be done, the consistency of the plan with applicable statutory and regulatory provisions, and whether the plan is based on current information and data.  Consistency is evaluated based on the provisions of the State Plan with particular emphasis on the following provisions:

1. Statewide goals, policies and strategies;

2. The policies that apply to all planning areas;

3. The intentions for each relevant planning area;

4. The policy objectives for each relevant planning area;

5. If any changes to the planning area boundary is proposed, the delineation criteria, intent and policy objectives for each planning area impacted by the boundary change;
 and

6. The delineation criteria and intent for the Critical Environmental Sites and Historic and Cultural Sites; and

7. If there is a designated center or a center is proposed for designation, the designation criteria and policies for centers. 

Public Participation

On March 9, 2005, the Township governing body held a publicly noticed hearing during which the members discussed the Petition for Initial Plan endorsement.  The governing body approved their Municipal Resolution on the same date and authorized submission of the Petition to the State Planning Commission and further authorized the Director of Community Development to act as its representative during the process. The Petition was received on March 17, 2005 and deemed complete on August 26, 2005.  The completed petition was subject to a 45-day public comment and state and federal agency review period.  No public comments were received.

The Township has also provided substantial opportunities for public participation in the planning and decision-making process related to its updated master plan.  The Town accepted comments at noticed public hearings for the preliminary and final development plan review and approval.  Although not required by the Municipal Land Use Law, the Planning Board has publicly noticed discussions for concept plan review so as to encourage a public dialogue before final engineering decisions are made on a given project. Over the course of the last decade, with input from the public, the Planning Board has also made a number of changes to its Master Plan, including the formulation and implementation of the Village Area Plan amendments to the Master Plan.

Plainsboro Township Local & Regional Setting 

Plainsboro Township was incorporated in 1919 and encompasses 11.8 square miles in the southwest corner of Middlesex County.  67% (or 5,185 acres) of the Township is within Planning Area 2; 19% (or 1451 acres) is within Planning Area 4 and 14% (or 1130 acres) is within Planning Area 5.   Its westerly boundary with Prince​ton Township and its southerly bound​ary with West Wind​sor and East Windsor Townships are formed by the Mill​stone River.  The northerly boundary with South Bruns​wick Township from Carnegie Lake east​erly to Schalks Cross​ing Road does not follow a natural or man-made feature, but 
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runs through farmland, open space and develop​ing properties.  The balance of the northerly boundary follows local roads and the easterly boundary with South Brunswick and Cran​bury Township follows roads and brooks.  

The Township is generally characterized by rural form and suburban function. Plainsboro exhibits agrarian features, especially along the boundary with Cranbury Township, while also providing the setting for office/research campuses along U.S. Route 1 within the Princeton region.  Approx​imately 38% of Plainsboro Township is developed with the remaining areas consisting of vacant land, wooded acreage, envi​ronmentally sensitive lands, open space, and agricul​tural land.  

The Township has historically been an agricultural community, even before its incorporation.  The community's economic and cultural roots were estab​lished by agricultural activity, which to a large measure, remains important even today.  Howev​er, the charac​ter of Plainsboro is changing with suburbanization and growth pressures.  Since 1970 three major develop​ers - Princeton Forrestal, Linpro Company, and U.S. Homes - and more recently Merrill Lynch, Bris​tol-Myers Squibb and others have acquired large land holdings and are in the process of com​pleting exten​sive projects, which significantly contrib​ute to devel​opment market forces within Plains​boro.  

Plains​boro Township is separated by two manmade physical features: The U.S. Route 1 corridor in the northwestern sector of the Township; and Amtrak’s [4-track wide] Northeast Corridor which splits the town nearly in half.  The New Jersey Transit Commuter Railroad also makes use of the Northeast Corridor tracks. The aforementioned rights-of-way are essentially super-regional corridors. Amtrak’s   Northeast Corridor Service is indisputably its most vital, serving major destinations from Boston to Washington, D.C. This nearly continuous urbanized area – sometimes referred to as Megalopolis – is distinguished by its dense constellation of large cities, each connected to one another by overlapping concentric rings of less distinguishable places. With frequent NJ Transit trains and the high-speed Amtrak Acela carving through Plainsboro, the Township is fortunate in that there are no at-grade crossings. Still, the Township has had to endure the physical challenges that can be ascribed to the Amtrak & U.S. 1 Corridors, namely, rather limited places at which to cross these barriers.  

Another distinguishing feature of Plainsboro’s regional setting can be observed from the State Policy Plan Map.  Plainsboro Township lies less than 6 miles from the Planning Area 1 radiating outward from Trenton to the southwest and from New Brunswick to the northeast.  Equally as significant, U.S. Route 1 connects Trenton, New Brunswick and all points between along a highway.

It would be Princeton University which recognized as early as 1950 that ownership of land in Plainsboro, South Brunswick, West Windsor and Princeton Township was instrumental to the development of University programs, as well as averting urban sprawl around the University and other areas along U.S. Route 1.  During the early 1970s, Plainsboro was being discovered by employers in various sectors.  At that time, Plainsboro and Princeton worked together to develop the concept of the Princeton Forrestal Center.  Today, a windshield survey of Princeton-owned property in Plainsboro, West Windsor and South Brunswick expose a remarkably different built environment than similar surveys along other state highways corridors. The aforementioned areas of Route 1 seem to exhibit a certain thoughtfulness of design and planning considerations. By contrast, most state highway corridors expose themselves for what they are: a nearly infinite passage of small and large parcels site planned more as islands with no particular relationship to each other, and where nonconforming points of ingress and egress conspire to make travel, especially through intersections, more dangerous.

Population and Employment Projections

Not long after employers settled in Plainsboro, significant pressure was brought to bear on towns in the region to provide new housing opportunities.  Plainsboro responded with planned development, and the population of Plainsboro has increased from 1,600 in 1970 to 21,500 in 2005.  With 11.8 square miles, a jobs-to-residents ratio greater than that of most other suburban towns, approximately one-half of its land preserved, and the near completion of the Plainsboro Village Center project, Plainsboro has very little private land available for development.  In fact, some of the largest unbuilt/unpreserved expanses of land are found within cloverleaf interchanges over Route 1.

Plainsboro, over the past 20 years, has been dedicated to creating a vision and planning for it.  The town has a general development plan in place for the Princeton Forrestal Center, which covers 27% of the Township’s land mass.  The origins of this GDP dates back to 1951, which was founded as a research campus under the stewardship of Princeton University.  The Township has actively sought preservation through purchase of development rights; purchase in fee simple; adoption of zoning ordinances requiring an open space set aside, and clustering, whereby 75% of the total acreage of a tract of land is preserved as open space.  The remaining 25% of their land has been the focus of much of their residential development that has occurred over the past two decades.  This is reflected in their steep population growth.  The township does not anticipate similar growth patterns in the future and has projected a very modest increase in growth over then next twenty years, in part, because of the current scarcity of vacant land zoned for residential development that is not already permanently preserved as natural open space or farmland.  

Population Projections

	
	1980
	1990
	2000
	2005
	2010
	2015
	2020
	2025

	
	Census
	Census
	Census
	Twp. Projection
	Twp. Projection
	Twp. Projection
	Twp. projection
	Twp. Projection

	County CA
	5,605


	14,213
	20,215
	21,900

(21,466)
	22,750

(23,058)
	22,780

(23,093)
	22,820

(23,093)
	22,850

(23,093)

	NJTPA
	
	
	
	22,820
	24,200
	25,110
	26,360
	27,630


Note:  The numbers cited in parentheses are more recent figures provided by Plainsboro.
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The Township prepared and submitted acceptable local population projections. These figures were arrived at by use of Plainsboro-specific information listed below:

1. Current local land use policies and regulations;

2. Available land zoned for residential development; and

3. Dwellings planned and approved, but not yet occupied.

The figures submitted by Plainsboro included in the final Middlesex County Cross Acceptance Report (which were subsequently updated for this petition) reflect their best estimate of their population growth over the next twenty years.  As can be seen from their population growth numbers, the Township went through a major growth shift in the last twenty-five years (nearly 400% increase).  Now that most of their residentially zoned land has already been developed and other remaining lands have been preserved or are otherwise constrained, the Township believes that their population growth will reach a manageable plateau within the next five years.  

There is a variance between population projections by the Metropolitan Planning Organization and those generated by the Township.  This can be attributed to the Township’s ability to employ Plainsboro-specific land use data and consider land use policy implications, where the MPO primarily relies on unplanned, trend data. The efforts of Plainsboro to manage its growth are evident in its planning documents and actions of the past two decades.  Farmland preservation plans and open space acquisition efforts are now permanent parts of the town’s landscape.  It is reasonable that significant future residential growth will not occur in the Township.  This is primarily because the Township has already planned and supported a sizable residential growth component in the past two decades, which included meeting its fair share of affordable housing.  

Employment Projections 

	
	1990
	1995
	2000
	2005
	2010
	2015
	2020
	2025

	Plainsboro Township
	NA


	NA
	NA
	16,650
	19,555
	20,448
	23,404
	26,786

	NJTPA
	NA


	NA
	23,210
	24,540
	25,710
	26,820
	27,900
	28,740


Source: PE Petition as provided by Plainsboro Township

16,650 people are currently employed within Plainsboro Township.
  Plainsboro estimates an increase in employment over the next twenty years due largely to the continued development of Princeton Forrestal Center (PFC). The PFC is a large planned multi-use development that is being built under the auspices of Princeton University. This 1,725 acre development contains a growing mix of complementary uses, including the 870,000 square foot hotel-health/spa-retail-restaurant-office center known as the Princeton Forrestal Village, as well as approximately 1,400 dwelling units and over 8 million square feet of office and research space.  The PFC contains many well-known corporations including Merrill Lynch, Bristol Myers-Squibb, American Re-Insurance, Novo Nordisk, and Robert Wood Johnson Foundation. 
The Township’s Community Vision and Plan

Vision

The Township's vision for the community is comprehensively expressed in its Master Plan document that has been updated on many occasions since its initial adoption in September 1991. Chapter II of the Master Plan is entitled "Statement of Principles, Assumptions, Policies, Standards and Objectives" which addresses such areas as land development, redevelopment, the preservation and conservation of natural resources, transportation, economic growth, housing diversity and affordability, the provision of public facilities and utilities, and intergovernmental coordination.  

The Master Plan envisions a balanced community affording an optimum living and working environment and opportunity for all ages and socio-eco​nomic groups. It calls for an adequate infrastructure of roads, utilities, and facilities to properly serve the anticipated population and work force.  It calls for preserv​ing critical features such as wetlands, flood​plains, scarce wooded areas, his​toric sites, and other natural features.  Also, due to the great extent of prime agricultural land located in the Township, the plan maximizes the effort to pre​serve to the greatest extent possible this vital and irreplaceable economic resource.

Since the Township is located in the headwaters of the Raritan River Basin and has extensive ground water aquifer areas, the master plan also seeks to re​tain as much of the aquifer recharge surface as is possible and to retain as much storm water runoff as is feasible; the goal being to recharge ground water, maintain stream flow, and reduce downstream flooding.

Plainsboro’s plan reflects a support for a mix of uses and activities at appropriate scales. A careful review of the land use plan map, the zoning map and actual plan implementation demonstrates how the Township has provided for the following: a variety of housing types including single family detached on large and small lots, townhouses, apartments, senior housing and affordable housing; local and regional shopping centers; permanent open space protection through clustering, farmland preservation, and outright purchase; and creation of local and regional employment centers (e.g., Princeton Forrestal Center, Enterprise Business Center, Firmenich Inc., FMC Corporation).

Land Development

tc "Land Development " \l 3
The Land Use Plan shown on the Land Use Plan Map of August 2004 (following page is based on an overall development strategy for Plainsboro Township designed to help it achieve its principles, assumptions, policies, standards and objectives of the Master Plan.  The Land Use Element is closely related to all Master Plan elements, but most specifically with the housing, circulation, utility, community facilities, and recreation plan elements in that all are designed to accommodate the level of growth allowed for within the township.  The land use element is also respectful of the natural environment and historic resources, while permitting growth and development.  The Land Use Plan supports policies, standards, and assumptions that protect and enhance existing topography, soil conditions, groundwater supply, natural drainage patterns, flood plains, wetlands, scenic vistas, and woodlands.
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The Township's current land use regulations are consistent with its Master Plan, regional wastewater and centralized water supply plans, Master Plan of the Delaware & Raritan (D&R) Canal Commission, the Council on Affordable Housing (COAH) rules and regulations supporting the creation of low and moderate income housing opportunities, and the County Agricultural Development Areas. The Township has made every effort to ensure its ordinances and planning initiatives are substantially consistent and 

compatible with planning at all levels of government – local, county, regional, state and federal. 

The Township has supported the construction of new schools, a new firehouse, and an environmental education center within the 1,000-acre publicly owned natural preserve known as the Plainsboro Preserve (operated by the NJ Audubon Society).  It has built a new public works facility and has created a municipal complex "focal point" in the center of the community.

A new and long-planned land use initiative is now underway within the Suburban Planning Area (PA2) to create a village center for the township close to the existing village community. The Village Center plans include a dense mix of senior housing, townhomes and single-family homes on small lots with alleys; a mix of retail, restaurant and professional office space; a new village center municipal library; and attractive parks including Village Center Market Square.  All of the proposed uses are interconnected with the land use fabric of the existing village community.

Redevelopment


tc "Redevelopment " \l 3Redevelopment within the Township has been very limited over the past twenty years or so, largely because, as a historically established rural community, virtually all growth involved new development on farmland or other undeveloped land.  The limited instances of redevelopment in the Township have involved the re-use and/or conversion of older commercial and light industrial buildings.  The Township envisions that some redevelopment will take place in the future because of limited opportunities for new growth on vacant developable lands. Over time and likely beyond the current planning horizon of 2025, Plainsboro will be in a position to reevaluate and potentially reinvent the office campus environment that has been created over the prior two decades.

Conservation and Environmental Protection

Plainsboro Township has aggressively pursued the preservation of open space as a way to manage growth, limit sprawl, protect natural resources, and provide active and passive recreational opportunities for its growing population.  As evidenced by the Open Space/Conservation Map of their Master Plan, one of the Township's highest priorities has and continues to be the permanent preservation and conservation of its natural resources. The Open Space goals of its master plan are:  maintain and protect Plainsboro’s rural heritage and open spaces; conserve and protect as many environmentally sensitive areas as possible; and maintain preserved areas, making them accessible to all members of the public.  To that end, over 50% of the Township's entire land area has been publicly or privately protected from development through farmland preservation, public acquisition of open space and parks and other recreational open space areas, zoning that minimizes density, and adoption of creative land use ordinances that requires private developers to maintain a certain percentage of land for open space.  For example, as a condition of their long-standing General Development Plan, the Forrestal Center is required to maintain approximately 440 acres in open space.  The Township has also established a dedicated source of municipal funding for open space preservation and aggressively pursues funding for open space preservation by participating in county and state government programs, such as the County/State Farmland Preservation Program, the County Open Space and Farmland Preservation Trust Fund and the New Jersey Green Acres Program.  Leveraging its municipal funding for open space preservation, the Township has made the roughly 1,000-acre Plainsboro Preserve the centerpiece of its extensive open space efforts.  The Plainsboro Preserve contains forested wetlands, a lake, and stream corridors.  The preservation of environmentally sensitive areas has always been a key element of the Township’s land use decisions.

Plainsboro’s development community, with strong support and encouragement from the Township, also exhibits a respect for the natural environment that can easily be observed from the winding network of pedestrian and bicycle pathways, which can be accessed from various parts of town and directly from the front doors of individual residential communities.  The Lenape Trail, in particular, seamlessly connects the neighborhoods in the region with a stunning natural setting.

Transportation

Located in Middlesex County, in the center of the state, the Town​ship's population has easy access to New York, Newark, Philadelphia and the sur​rounding cities of Trenton, Princeton and New Bruns​wick.  Existing transporta​tion sys​tems are being taxed as more people are drawn to this desirable local area.  Transportation is much more than a mat​ter of conve​nience; it is an inte​gral part of the growing community.

Plainsboro's prima​ry means of trans​portation is the private automo​bile via the area's roadway network.  The master plan recognizes the local population's preference for auto transportation, while promoting alternate modes such as bicycle, pedes​trian, and rail trans​portation. The Township has supported and continues to support a comprehensive roadway network that allows motorists (residents and workers) to freely move into and out of the community with relative ease. Over the past decade, Route 1 has seen the construction of two grade separations: at Scudders Mill Road and College Road.  A future limited planned upgrade is envisioned at Sayre Drive. It has undertaken localized roadway widening projects, installation of traffic signals and intersection improvements.  Most impressive, the Township has successfully limited and controlled the number of curb cuts and eliminated signalized intersections on Route 1.  The Township is very proud of this planning effort that has taken several decades of planning and design work to effectuate.

The majority of Township residents commute by car to jobs outside of Plainsboro, while 9.5 percent carpool and 9.2 percent use public transportation, primarily the Princeton Junction train station. The high proportion of the labor force working outside the Township is evidenced by a mean travel time to work of 29 minutes. This is greater than the 26 minutes average commute time for all Middlesex County workers.


The Township supported the construction of the Scudders Mill Road bypass of the Plainsboro Village area; supports the proposed construction of Campus Road into the Princeton Forrestal Center; implemented traffic-calming along a significant section of Plainsboro Road, with planning in place for additional enhancement of this corridor; and planned for and implemented context sensitive intersection improvements to improve traffic movements and pedestrian safety. 


The Township has access to mass transportation. NJ Transit Bus Route 600 service makes its way into and out of the Township with some stops at uniquely designed municipal bus shelters. There are plans to add more bus shelters and to modify the route as necessary. The Township has supported two Park and Ride lots located at existing shopping centers transporting residents to the Princeton Junction train station.  The Township also has an AM/PM private shuttle from the train station into and out of the Princeton Forrestal Center.

The Township's comprehensive transportation network also involves working with large employers to limit the amount of on-site parking through land banking and shared parking techniques to further encourage the use of mass transportation.  

The Township has prepared and adopted a comprehensive pedestrian and bicycle pathway plan currently being implemented.  The plan calls for interconnection of all residential neighborhoods, commercial areas and employment centers by way of these pathways.

Economic Growth

tc "Economic Growth " \l 3
The Township Master Plan contains an Economic Plan Element which presents Township and County employment data, discusses the local market area and identifies all of the existing zoning districts which permit industrial and commercial development.


Plainsboro Township's employment base has increased significantly since the Economic Plan Element was drafted. Employment in Plainsboro Township has increased by 2,620 jobs from 9,789 jobs in 1992 to 12,409 jobs in 2002, or 26.8 percent over a ten-year period.  The large increase in local employment is substantially attributable to the development of the Princeton Forrestal Center area.  


Plainsboro Township has a stable economic base and is moderately job intensive, as shown in Table 1. In 1990, Plainsboro had a 1.67 to 1 job ratio, which means that there are 1.67 residents for every job in the Township. In comparison to Middlesex County and the other counties in the area, Plainsboro is generally a more employment-based community with a lower population to jobs ratio.

	Table 1

POPULATION TO JOBS RATIO

Northwest Housing Region

	Area
	2000 Population
	2000 Employment
	Population to Jobs Ratio

	Plainsboro Township
	20,215
	12,128
	1.67 to 1

	Middlesex County
	750,162
	402,745
	1.86 to 1


Source: NJ Department of Labor.

Plainsboro residents are largely employed in white-collar jobs located outside of the Township. The largest occupational category in the Township is Professional specialty, which represents 25.2 percent of resident employment, while Executive and managerial comprises 23.4 percent of resident employment. Middlesex County's largest occupational category is Administrative support which accounts for 20.1 percent of resident employment. The second largest occupation in the County is Executive and Managerial, which represents 15.6 percent of all occupational categories. 

The employment base in Plainsboro is expected to continue to increase in the future, due largely to the continued build-out of Princeton Forrestal Center.  Princeton Forrestal Center is a large planned multi-use development in the town’s Suburban Planning Area (PA2) that is being built under the auspices of Princeton University.   Based on the general development plan (GDP) approval for the PFC, there is approximately 4 million square feet of planned additional non-residential development.  A 1999 amended approval of the PFC, provided an extended vesting period of 20 years for completion of the project.  

Outside the PFC, the other area of the Township that may experience a substantial amount of change and new development over the next few decades involves the roughly 160 acres of land owned and partially occupied by the FMC Corporation.  This area of land, located along the east side of Route One, south of Scudders Mill Road and north of the Millstone River, is currently zoned I-100 Limited Industrial.  Presently, FMC maintains approximately one-half million square feet of building area on this land.  Under the current zoning, there is the potential for an additional 1.5 million square feet of development in the area.  

The Township Planning Board recently considered a proposal for a planning study of the FMC properties, based on a series of new planning goals and objectives for this area, intended to lead toward the establishment of a coordinated and comprehensive plan of development.  A decision has been made to enter into a cooperative effort with FMC to explore development options for the area. Ultimately, this process may warrant master plan and zoning changes for this area.  Recently it was announced that the Princeton Regional Medical Center, now located in Princeton Borough, has reached an agreement with FMC to construct a new hospital and medical center on the site.  This concept has not yet been the subject of formal discussions with the Township.  

Plainsboro’s Largest Employers - September ‘04

	Employer
	Type of Business.
	Sept. ’04 Employees

	Merrill Lynch
	Financial Services
	2,400

	BMS 
	Pharmaceuticals
	1,550

	American Re-Insurance
	Insurance
	1,100

	Firmenich
	Fragrances and Flavorings
	672

	PPPL
	Research Physics Lab
	420

	Bloomberg
	Communications
	140

	RWJ Foundation
	Philanthropic Found. 
	242

	FMC Corp.
	Chemical RandD
	274

	State Street Corp.
	Financial Services
	300

	Novo Nordisk
	Pharmaceuticals
	430

	Windrows
	Residential
	320

	Siemens
	High Tech./Electronics
	330

	Westin
	Hotel/Conference
	250

	Doral
	Hotel/Conference
	250

	Princeton Financial
	Financial Services
	253

	Princeton eComm
	Telecom.
	150

	W. Windsor-Plainsboro Regional School Dist. Facilities in Plainsboro
	Public School District Facilities 
	577

	Total Employment:
	--
	9,658


Housing Diversity and Affordability

 tc "Housing Diversity & Affordability " \l 3
The Township provides housing diversity and affordability. There exists single-family detached homes on large lots (1 acre or more) and small lots (5,000 SF) and everywhere in-between; there are duplexes, townhouses and apartments. The Township approved construction of two senior housing projects and new housing in a neo-traditional development pattern. Housing has been clustered primarily to preserve natural open space and farmland, and new residents have been provided with needed recreational facilities. 

The Township has a total of 7,766 acres of total land area of which 1,451 acres have been planned and developed as residential development.  Most of this land occurs in PA2.  According to the Census Bureau, the current population estimate is 21,500. The Township’s current population density is nearly 1,800 persons per square mile, which is nearly twice the threshold density for PA 2. The build-out residential density per gross residential acre is estimated to be 1.5 dwelling units per acre.  Of course, this does reflect the fact that many developments have been built as cluster developments, with smaller housing lots, but more common open space surrounding them.  The Township projects 22,850 (23,093 updated figure) population growth at full build-out.  

Additionally, Plainsboro has for many years worked to successfully address COAH requirements for low- and moderate-income housing.  It has been on the cutting edge when it comes to providing for Mt. Laurel Affordable Housing as reflected in its COAH certified plan. The Township has complied with the terms of its 1987-1999 Substantive Certification and continues to collect development fees to be used toward implementation of its Housing Element and Fair Share Plan.  The Township has adopted and implemented all of the necessary COAH regulations establishing occupancy requirements, development fees, and resale limits on for-sale low and moderate income housing. The Township has created its own nonprofit housing agency to oversee its entire affordable housing program. It continues to successfully manage and monitor the progress identified in its Housing Element and Fair Share Plan and in the future will continue to take a proactive stance in addressing its Mt. Laurel obligations under the new State rules and regulations.  

The long term (2025 and beyond) growth share requirements for employment will present a challenge to the Township should the Princeton Forrestal Center build out to its full potential.  The growth share requirements for employment in the PFC would require some significant new low and moderate income housing units, in addition to the potential growth share for whatever develops at the FMC site.  These are factors that would need to be considered in their long term planning.  Plainsboro has already demonstrated that they take their housing obligations seriously and have the ability to comprehensively plan and design for it.  

Plainsboro’s recently adopted Housing Plan Element and Fair Share Plan (November 7, 2005) in response to the Round III COAH requirements, addresses the Township’s growth share obligation of 240 units through a combination of prior round surplus credits (135 units), existing rental unit bonuses (78 units), group home facilities (4 units) and a Regional Contribution Agreement with the City of Perth Amboy (23–40 units).  On December 14, 2005, the Township was informed by COAH that there Round III petition has been received and deemed complete for substantive review.

The Office of Smart Growth is prepared to assist COAH in its review of the submitted petition, as deemed necessary by COAH.  The Township enters Round III with a surplus of affordable housing pursuant to prior rounds.

Public Facilities

tc "

7.
Public Facilities " \l 3
Public facilities have been and continue to be provided in the Township to meet the needs of its citizens. The Township has undertaken the construction of a comprehensive municipal complex on a 29-acre site in the center of town that includes offices, a municipal library, a municipal court and police facilities. A rescue squad building, the local historic society, and the new Veterans memorial garden and 9/11 memorial are also located on the municipal complex site.  The historical society is located in the Plainsboro Museum (the historic John Wicoff House). The Township has a new firehouse (2000) located along Plainsboro Road and a state-of-the-art public works facility located on Woodland Drive adjacent to Community Park.  All municipal buildings are located on the municipal complex site with the exception of the public works facility.    

Other public facilities include a comprehensive system of municipal parks and open space with many recreational facilities like basketball courts, softball and baseball fields, tennis courts, tot lots, and a dog park.  There is the Environmental Education Center within the 1,000± acre Plainsboro Preserve, and a county golf course. 

The Township works closely with the West Windsor--Plainsboro Regional School District on development of various educational facilities and related matters.  Public school construction has resulted in three (3) elementary schools, a middle school and a high school.  The Township Planning Board reviews the school district’s specific development plans for new schools.  Prior to the construction of the existing schools in the township, school district officials worked with Township officials to consider various future school sites, all of which are located in Planning Area 2.  The proposed school projects were coordinated with Township projects for traffic signalization and sidewalk and pathway construction.  More recently, the school district, working with the township Planning staff, has allowed some of their property to be reforested through developer contributions and has incorporated design elements found in the new Village Center, such as new lighting and signage design, into the township’s newest school (Town Center Elementary),  in order to better integrate the school into the fabric of the nearby  village center.

Recently, the Township considered the school district’s proposed five (5) year educational facilities plan now required by the state DOEd.  No new facilities, including school expansions, are contemplated; only continued maintenance of existing school facilities are proposed.    

Public Utilities

A public sewer and water system service most parts of the Township, thereby limiting areas with private onsite septic systems and private wells.  Within Planning Area 2, the existing public utilities are adequate to support the current and projected population growth in Plainsboro, primarily since the residential population growth of Plainsboro is expected to flatten out within the next five years due to full build-out of available and developable land that is planned/zoned and/or approved for residential development. 

Plainsboro is located within the Elizabethtown Water Company franchise area.  The existing service areas include Princeton Forrestal Center and other Route 1 corridor developments, major Linpro projects, the Village, US Homes development, and all existing school sites.   All such development has received the necessary approvals of the NJ American Water Company (formerly Elizabethtown Water Co.), United Water-Princeton Meadows Sewer Authority and the South Brunswick-Stoneybrook Sewer Authority.  The long-term availability of water is not seen as a problem because Elizabethtown has 105 million gallons per day per year of surface water available from the D&R Canal, and Spruce Run and Round Valley reservoirs, in addition to 46 million gallons per month from 140 wells within their present system.
  The company anticipates that 130 million additional gallons per month of surface water might be available to their system, which is now being held in reserve at the reservoirs, or can become available by expanding reservoir capacity.  Elizabethtown has secured sufficient allocation permits from NJDEP to meet the needs of projected growth for the Township.

The only significant new development project that is planned to occur after the year 2010 will be the completion of the non-residential portions of the Princeton Forrestal Center.  Princeton Forrestal center has confirmed that both water and sewer capacity is adequate at this time to accommodate the eventual full build out of the PFC under the current approved GDP.  Sewer capacity is controlled by the Stony Brook Regional Sewerage Authority, which reported in 2005 that it has 1.82 MGD of capacity remaining at their plant.  Potable water is provided by NJ American Water, which acquires its water wholesale through the NJ Water Supply Authority.  Much of this water is derived from surface sources including the Raritan River, D&R Canal and the Delaware River.

The remaining undeveloped lands within Planning Areas 4 and 5 are now or planned to be in the farmland preservation program or are located within the environmentally sensitive Plainsboro Preserve.  Therefore there is no practical demand for new utility infrastructure expansion in these portions of the Township.  Consequently, there are no water supply or sewer capacity issues in Plainsboro.

Intergovernmental Coordination
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The Township has and continues to work with its immediate neighboring municipalities, Middlesex County, the State, and regional organizations (e.g. Central New Jersey Transportation Forum) to address regional issues related to land use and transportation coordination.  

The Township prepared its updated Bikeway Plan in October 1999 coordinating the effort with the bikeway and pedestrian systems of its neighboring jurisdictions.  The Township coordinates farmland preservation efforts with Cranbury Township and Middlesex County.  Another example of inter-municipal cooperation is the joint municipal court system with Cranbury that was established in January 1999.  The West Windsor-Plainsboro Regional School District is a highly-renowned school system (96% of the students go on to college, and the district has the 4th highest SAT scores in NJ). The school system is consistently ranked as one of the best in the State of New Jersey.


Coordination with the Township of South Brunswick to the north has involved establishing land use plans and patterns that are consistent along both sides of the border. Examples of coordination with South Brunswick involves open space at the Plainsboro Preserve and along the D&R Canal, planning and development within the Princeton Nurseries property located along Route 1, and office and research development within the Princeton Forrestal Center. 


Coordination along the western border of the Township with Princeton Township is somewhat limited because of the presence of Lake Carnegie, which acts as a major divide between the two communities. However, land uses along the Plainsboro edge of the lake and in the vicinity of the lake and Mapleton Road are consistent with planning in Princeton, reflecting a land use pattern of residential and open space. 

Township land use patterns coordinate well with West Windsor Township to the south in that both land use plans are basically consistent with one another. The Townships are divided by the Millstone River that creates a natural buffer between them. Farmland, natural open space and residential development run along this common border from the railroad right-of-way toward the east. 

The Township continues to participate on a bus rapid transit (BRT) study with the Central New Jersey Transportation Forum and others, and is participating with the County of Middlesex Planning staff on the development of a regional stormwater management plan for an area that includes Plainsboro.

Analysis

State Plan Goals and Policies

Of the eight Statewide Goals and Strategies of the State Plan, the focus of this Plan Endorsement Petition is most appropriately placed on the following three goals and related policies:  

GOAL 2: Conserve the State’s Natural Resources and Systems

STRATEGY 

Conserve the state’s natural resources and systems as capital assets of the public by promoting ecologically sound development and redevelopment in the Metropolitan and Suburban Planning Areas, accommodating environmentally designed development and redevelopment in Centers in the Fringe, Rural and Environmentally Sensitive Planning Areas, and by restoring the integrity of natural systems in areas where they have been degraded or damaged. Plan, design, invest in and manage the development and redevelopment of Centers and the use of land, water, soil, plant and animal resources to maintain biodiversity and the viability of ecological systems. Maximize the ability of natural systems to control runoff and flooding, and to improve air and water quality and supply.

During a 30-year period of rapid growth that transformed it from a small farming community, Plainsboro Township preserved 45% of its land through creative regulations, negotiations and acquisition, which includes nearly 600 acres of contiguous farmland. Further, the Township is in active pursuit of the development rights for an 84-acre parcel of land, representing the largest remaining unprotected agricultural property in PA4. Within PA2, the Township is pursuing ownership of an irregular 2.5-acre lot in the vicinity of Plainsboro Village Center. This particular parcel is sought because of the inherent development limitations attributable to its configuration. Within PA5, a 1,000-acre natural area has been preserved and is identified as the Plainsboro Preserve. Plainsboro employs innovative acquisition and regulatory strategies to redirect growth and reduce the cost of land conservation. On 19 percent of the town's land, farmland zoning limited development to 6-acre lots with a clustering provision that grants higher densities in exchange for preservation of 75% of the tract. A more recent "Internal Zone Clustering Ordinance" permits density transfer between non-contiguous properties if 75% of the area is dedicated as open space. To date, over 500 acres of open space have been set aside via these provisions at no cost to taxpayers. Plainsboro has also adopted a zoning ordinance with defined open space requirements and had successful negotiations with developers, both have led to the preservation of 442 acres of privately held land at a large office park, as well as other significant open space set-asides.

Plainsboro's master plan conforms to the State Plan, which specifies a rural planning area in the south, suburban planning area in the mid-section, and environmentally sensitive land to the north. The township's open space plan targets specific parcels for acquisition, and sewer service has deliberately been kept out of preservation areas.

GOAL 3: Promote Beneficial Economic Growth, Development and Renewal
STRATEGY

Promote socially and ecologically beneficial economic growth, development and renewal and improve the quality of life and standard of living of New Jersey residents, particularly the poor and minorities, through partnerships and collaborative planning with the private sector. Capitalize on the state’s strengths—its entrepreneurship, skilled labor, cultural diversity, diversified economy and environment and logistical excellence—and make the state more competitive through infrastructure and public services cost savings and regulatory streamlining from comprehensive and coordinated planning. Retain businesses, and encourage new, environmentally sustainable businesses in Centers and areas with infrastructure.  Encourage economic growth in locations and ways that are both fiscally and environmentally sound. Promote the food and agricultural industry throughout New Jersey through coordinated planning, regulations, investments and incentive programs—both in Centers to retain and encourage new businesses and in the Environs to preserve large contiguous areas of farmland.

Plainsboro has distinguished itself by providing the setting for jobs in a wide range of sectors:  vocational, service and several levels of professional.  The Township is also a center for major corporate office and research facilities, including Merrill Lynch, Bristol-Myers Squibb, American Re-Insurance, Princeton Plasma Physics Lab (PPPL), FMC, Firmenich, Novo Nordisk Pharmaceuticals and others.

Plainsboro also has a wide range of available housing types in community when compared with communities in the same region.  Housing types include single-family detached dwellings, townhouses, and apartments.  The diversity in housing and jobs allows citizens of all different income levels to live and work in the same community.  

The Princeton Forrestal Center is a long-standing example of long-range planning.  Princeton University in the early 1950’s recognized the desire to be able to manage the type and intensity of development that would occur in their surroundings.  And so, they purchased large tracks of land and added to these holdings over time and have planned for its ultimate build-out. This area is recognized as a world-class research and business campus and continues to contribute to the economic growth and development in the Township and the region. For example, the Princeton-Plasma Physics Lab, located within the Princeton Forrestal Center, conducts research on fusion power, which one day could yield a new source of energy for the world.  The closest known fusion reaction in today’s society is the sun. Princeton University is linked to this business campus environment via Alexander Road.  

GOAL 5:  Provide Adequate Public Facilities and Services at a Reasonable Cost

STRATEGY

Provide infrastructure and related services more efficiently by supporting investments based on comprehensive planning and by providing financial incentives for jurisdictions that cooperate in supplying public infrastructure and shared services. Encourage the use of infrastructure needs assessments and life-cycle costing. Reduce demands for infrastructure investment by using public and private markets to manage peak demands, applying alternative management and financing approaches, using resource conserving technologies and information systems to provide and manage public facilities and services, and purchasing land and easements to prevent development, protect flood plains and sustain agriculture where appropriate.  

Over the past 12-15 years, the township has experienced significant population and employment growth.  In response to this, the Township has added important community facilities to serve the increased population and diversity of the community.  Among these new facilities are two schools (High School North and Plainsboro Town Center Elementary School); a Public Works facility; a new/replacement firehouse; the Plainsboro Preserve and Environmental Education Center; upgrades to the United Water-Princeton Meadows treatment plant; and a new public library at the municipal complex (which is going to be replaced by a new library twice its size on Market Square at the Village Center).  

Regarding the adequacy of the existing public schools in Plainsboro, it is important to realize that Plainsboro is part of a regional public school system, serving both West Windsor and Plainsboro Townships.  The school system is one of the top three school systems in the State. Plainsboro is well served by its five existing schools, all but one of which were built during the last 20 years.

Plainsboro also partnered with Cranbury to create a joint regional municipal court system to better serve the growing population in both communities.

The Township has also focused tremendous resources on its roadway and pedestrian pathway systems recognizing that motorists account for the number one means of transportation in, out and around town.  The Township has eliminated all curb cuts along Route1 to ease the congestion for commuters driving through Plainsboro.  It has also undertaken localized roadway widening projects, installation of traffic signals and intersection improvements.  To ease congestion, the Town has adopted strategies for making mass transportation more attractive, including making available 2 park and ride lots transporting people to the local train station and providing a shuttle to and from the train station to its residential areas.  With all the cars in town, Plainsboro has also attempted to make the area safe and attractive for pedestrians and cyclists, linking up a series of pathways throughout town between residential and commercial neighborhoods.

State Plan Policy Map

Planning Areas

Plainsboro is approximately 12 square miles or 7766 acres.  67% (5,185 acres) of the Township is within Planning Area 2; 19% (1451 acres) is within Planning Area 4 and 14% (1130 acres) is within Planning Area 5. 

Objectives/policies: Suburban Planning Area - PA2

Provide for much of the state’s future development; promote growth in Centers and other compact forms; protect the character of existing stable communities; protect natural resources; redesign areas of sprawl; reverse the current trend toward further sprawl; and revitalize cities and towns.

Plainsboro’s Master Plan demonstrates that they generally meet the policy objectives for Planning Area 2.  

This Planning Area is where most of the growth in the past several decades has occurred.  Both housing and employment needs have been met within this planning area through the inclusion of several notable planning initiatives (i.e. several COAH Housing projects; Route 1 grade separated interchanges) and projects, including the Princeton Forrestal Center and the planned new Plainsboro Village Center.  While generally separated as individual neighborhoods and campus employment centers, the township has taken great efforts to link these land uses via a fairly intricate network of sidewalks, bike paths and trails in a manner that seeks to provide access yet individual identity.  In fact, the majority of assistance that the Township is looking for through Plan Endorsement is resources for traffic calming and completing the planned pedestrian and bicycle linkages.  Many communities throughout New Jersey should look to Plainsboro for the way in which they have successfully created and linked some very positive suburban environments that integrate well with a host of other planning initiatives including open space and farmland preservation.  

Objectives/policies: Rural Planning Area -PA4

Maintain the Environs as large contiguous areas of farmland and other lands; revitalize cities and towns; accommodate growth in Centers; promote a viable agricultural industry; protect the character of existing stable communities; and confine programmed sewers and public water services to Centers.

The discussion above on how Plainsboro has met the goal to “Conserve the State’s Natural Resources and Systems” is also applicable here. The Township is very supportive of the Planning Area Policy objectives for PA 4 and has been very active in their efforts to preserve farmland and agriculture.  The Township also works closely with the County Agricultural Development Board to preserve farmland as is evidenced on the March 2005 Township Open Space Map.

The Township adopted Right-to-Farm regulations to promote the farming industry, which are divided into the following sections: right-to-farm, permitted activities, hours and days, findings, regulations and notification of rights. The permanent preservation of farmland has been a top priority for many years, preserving 540 acres of farmland over the past decade. The January 2005 Land Use Map identifies preserved farmland and pending preserved farmland primarily located in the Township’s southeastern quadrant next to Cranbury and West Windsor, all of which is located in PA4.   Very limited new growth (minor infill residential development) is proposed to occur in PA4 primarily since most of the remaining land area is either already within the farmland preservation program or under discussions for preservation.  It is noted that several existing development projects that are on public water and sewer can be found in PA4; however we believe that this does not necessitate the need to change the planning area.  In fact the PA 4 designation reemphasizes the focused intent of this area to remain for the preservation of agriculture as an industry.  People moving into this area should have the understanding that tractors in the roadway, manure spreading and other farming impacts are to be expected.     

Environmentally Sensitive Planning Area: PA5

Protect environmental resources through the protection of large contiguous areas of land; accommodate growth in Centers; protect the character of existing stable communities; confine programmed sewers and public water services to Centers; and revitalize cities and towns.

The area in the Township delineated as Planning Area 5 is not expected to experience any significant growth in the foreseeable future, primarily because this area is now preserved through direct acquisition and creative zoning.  There is no additional development approved in Planning Area 5, and therefore no need for additional sewers or public water services.  No schools are proposed to be located in Planning Area 5.  Instead, the Township has focused its preservation efforts in the area.  Known as the Plainsboro Preserve, this area has approximately 1,000 acres of forested wetlands and natural areas, and represents a significant natural treasure to the township and to the State of New Jersey.   Nature trails and an environmental education center are the primary uses on the site.  State Plan goals for this planning area have been met through a concerted effort by the township to identify, plan and acquire this area for conservation long before the State Plan was adopted. The Township is commended for this long-term environmental view to protect the State’s natural resources.

Cross-acceptance III

With the exception of minor modifications along the edge of Planning Area 5 in the vicinity of the Plainsboro Preserve, the State Planning Commission did not propose any significant planning area changes in Plainsboro on the Preliminary State Plan Policy Map from that which is mapped on the current Policy Map.  However, the Commission did propose to add some Critical Environmental Sites (CES).  Areas were identified as potential CES due to the presence of critical wetlands as identified by NJDEP wetlands mapping data.  The Township, in the Middlesex County Cross-acceptance report, raised concerns about a few of the proposed CES, namely that the areas proposed for CES have since been developed and therefore no longer exhibit the characteristics that would make them CES.   

CES are not regulatory features.  Instead, the presence of CES gives land owners and developers important advance information on how to shape their proposals for development of the land around them, focusing on including them within the design and function of the development whenever possible, while at the same time protecting them from adverse impacts.  

We recommend that the proposed CES overlaying sensitive areas and included on the Preliminary Policy Map, including the CES located within the vicinity of the planned Campus Road Extension in Princeton Forrestal Center, be added to the State Plan Policy Map.  However, the CES placed on the lands either developed or currently under construction should not be added to State Plan Policy Map.  This position is consistent with the mapping criteria adopted by the SPC in connection with Cross-acceptance III and should be applied to plan endorsement.  A map, entitled Plainsboro Initial Plan Endorsement, is attached to this recommendation identifying our proposed mapping changes.

Another proposed map change to add a Historic and Cultural Sites (HCS) and CES was submitted by a local environmental group to overlay a number of properties immediately east of the D&R Canal along Mapleton Road with an HCS/CES.  Plainsboro strongly objected to this unilaterally proposed HCS/CES application, finding the proposal generally unnecessary in view of existing open space preservation and regulatory provisions (e.g., DRCC Zone 1 review area) already in place in this area.  

Since the D&R Canal extends well beyond the municipal boundary of Plainsboro, such an application of a CES would need to take on a regional approach.  Furthermore, the D&R Canal is already a State Park and land uses adjacent to the canal are regulated by the D&R Canal Commission.  Placement of a CES may be redundant and thus in violation of the SPC’s decision on map changes.  OSG therefore recommends that the discussion of overlaying a CES on the D&R Canal take place during cross-acceptance so that the issue can be resolved regionally and with all stakeholders part of the discussion.

Center Designation

Plainsboro has focused its future growth in two key areas in Planning Area 2: 1) Princeton Forrestal Center, a 1725 acre development containing a mix of uses; and 2) Plainsboro Village, which is discussed below.  Plainsboro is not requesting that either of these two areas be considered for designation as a center by the State Planning Commission.  Since there is no requirement in State Planning Rules or Plan Endorsement Guidelines to designate centers, OSG does not make a recommendation in this regard.  However, both development patterns support center-style development consistent with the State Plan and should be discussed in further detail to highlight the benefits of center based growth as it is planned for Plainsboro. 

Princeton Forrestal Center is a large planned multi-use development in the town’s Suburban Planning Area (PA2) that is being built under the auspices of Princeton University pursuant to a general development plan approved by the Township. This 1,725-acre development contains a growing mix of complementary uses, including the 822,000 square foot retail-office center known as the Princeton Forrestal Village, as well as approximately 1,400 dwelling units and over 8 million square feet of office and research space.  The Princeton Forrestal Center contains many well-known corporations including Merrill Lynch, Bristol Myers-Squibb, American Re-Insurance, Novo Nordisk, Robert Wood Johnson Foundation and others.  The build-out of the Princeton Forrestal Center is subject to local regulation through a General Development Plan and Site Plan Approval which prescribe the nature and scope of additional development through the year 2019.  With considerable development still to be realized under the General Development Plan (GDP), the Forrestal Center’s ultimate carrying capacity has already been established with individual Site Plan Approvals still to be implemented. 

Another area within Planning Area 2 is the new Plainsboro Village.  This area has been designed in scale to be a pedestrian-oriented mixed-use community which links to a much more 19th century historic village.  The importance of this design is that it represents that even areas of Planning Area 2 can be planned and designed to be compact mixed-use pedestrian oriented places that serve interests of the community while protecting the environs.  We have seen that too often the application of the State Plan Policy Map has been to promote growth in Planning Area 1 and 2 in whatever form or to “award” regulatory relief such as impervious cover for single use poorly designed car dominant places.  

These two examples demonstrate that municipalities can plan and design positive places for growth consistent with the State Plan with an end result of: 

· Saving land

· Reducing the number of vehicular trips and vehicle miles traveled (VMT)

· Reducing commute times and commuting costs

· Reducing energy consumption 

· Supporting transit 

· Supporting pedestrians and bicycles

· Improving air and water quality

· Reducing infrastructure costs

· Enhancing sense of place and civic engagement

The project developer and the Township designed nearly every square foot of the Village Center project.  The result is a new or at least transformed sense of “place,” rare and somewhat unique in the region. The mixed use community not only satisfies each of the measures set by the standards set forth above, but a community that, in form, closely resembles the historic settlements that have served as inspiration for the recognition of the revival of center-based development.  At the same time, designating the development as a Center is unnecessary at this time, inasmuch as the project has been designed specifically not to contain non-conforming uses, odd-shaped parcels and the like.  If Plainsboro Village measures up to its historical predecessors, significant alterations to this community may not be necessary for more than a century.

It should be noted that the current State Plan provides for the Plainsboro Proposed Center.  Since Plainsboro has no desire to designate this area as a center and the Preliminary State Plan recommends removal of Proposed and Identified Centers from the Final State Plan after cross-acceptance, the boundaries of the Plainsboro Proposed Center should be removed from the State Plan.

Plan Implementation Agreement

The Township has proposed a Preliminary Plan Implementation Agreement that includes 27 specific prospective State benefits prioritized within three tiered categories.  These were placed in a separate Appendix A of the PIA, in order to clearly distinguish them. Of these 27 projects, only one project requests reconstruction of a portion of vehicular roadway.  Each of the remaining 27 prioritized projects fall into three categories:

1. Design and implementation to address interruptions in Plainsboro’s Comprehensive Bikeway and Pedestrian Circulation Plans (this category includes recreational trailways). The Township has included in its petition maps of the Bikeway Plan and Pedestrian Circulation Plan;

2. Design and implementation of traffic-calming streetscape improvements. The Township has systematically identified - and implemented as practicable - roadway improvements designed to enhance safety of pedestrians and cyclists throughout the community; and

3. Two projects involve signalization of existing intersections.  In both cases, the Township indicates that signalization at these locations would significantly improve safety by better regulating the flow of vehicular traffic, providing safe crossing for bicyclists, pedestrians, especially school children.

The Township fully understands that their prospective list of state benefits is simply to be used as a guide and does not represent an exhaustive list of every project that Plainsboro has on their books.  Nor does the Township expect or anticipate the State can make a hard commitment of this funding at this time.  They recognize the reality of funding limitations and the competitive nature of the existing grant programs.  However, we feel it is important to acknowledge the work the Township has already undertaken to identify and partially design their desired improvements.  We have therefore maintained the specificity of the town’s requests in the PIA in order for the State agencies to give Plainsboro, if endorsed, prioritized funding for these various projects.  Moreover, the list of projects provides an excellent starting point for state agencies to begin to discuss the practical realities of a project, such that where funding is not available then perhaps some other level of technical assistance may then be available to realize the project.  Furthermore, it is recognized by the township that some of their requests in the PIA and in their master plan include improvements that may require the approval of various regulatory agencies including NJDEP, DRCC and others.  The PIA has been structured so that the Township and state agencies initiated discussions of the project, and allow the Township the opportunity prioritized regulatory review of projects included in the PIA once funding is identified. tc "Current Land Use Regulations " \l 2
� 	Date of Pre-petition Meeting: September 21, 2004


Date of Submittal: March 17, 2005 


OSG Incomplete: April 20, 2005


Date Complete: August 26, 2005


OSG Public Hearing (PIC): December 16, 2005





� The Township does not propose changes to current planning area designations.


� The Township does not propose designation of any centers in the plan endorsement petition.





� A base Township employment of 16,650 for 2005 was used because: A) it reflects the loss of employment in the township from October 2002 (17,707) to present, as measured by a survey of the Township’s largest employers in September 2004; and B) it is the same number used for the year 2005 in the Middlesex County Cross-Acceptance Report.   





� Elizabethtown has recently secured an increase in water allocation through a contract with the New Jersey Water Supply Authority, and therefore these figures should be updated to reflect the amount of water currently available for its franchise area.
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