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2020 LAND USE PLAN AMENDMENT
Introduction
In accordance with N.J.S.A. 40:55D-28, planning boards may amend master plans or component
parts as necessary to guide the use of lands within the municipality in a manner that protects public
health and safety and promotes the general welfare.
The East Amwell Township Planning Board has determined that an amendment to the Township’s
Master Plan is necessary to rezone the existing golf course as a conditional use in the existing
Amwell Valley Agricultural district (AVAD) and establish objective conditions which are
consistent with and reinforce the Township’s planning policy.
The purpose of this Master Plan Amendment is to 1) re-examine the original planning policies
underlying the ordinance amendments in 1999 that first permitted golf courses in the AVAD, 2)
re-assess the incremental amendments that have been made to those ordinances since 1999 and
finally, 3) make recommendations to improve local ordinances so they will reflect a golf course
development and operation policy that is better integrated with the Township’s land use,
greenways, open space, environmental protection and recreation policies, including the purpose of
the AVAD.
Township Planning Documents
East Amwell has a history of protecting the environment and promoting Township’s rural
development patterns. Throughout the Township’s planning documents including its Master Plan
and Master Plan Reexamination Reports, the Township’s rural character and environmental
considerations are reflected.
1999 Greenways and Open Space Element
In 1999, when the idea of permitting golf courses in the AVAD was first proposed, the Township’s
Greenways and Open Space Element of the Master Plan referenced a potential golf course on a
300-acre property, which is The Ridge at Back Brook. It highlighted important considerations
including connectivity to existing trails, and certification from the International Audubon
Cooperative Sanctuary Program, which strives to encourage habitat enhancement, establishment
of Integrated Pest Management programs, and protection of water resources. The Plan went on to
emphasize that because the property has extensive streams, steep slopes, forest, and wildlife habitat
areas, the property is an environmentally valuable property. It further stated that should the golf
course not come to fruition, the Township should consider the property for public open space.
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2005 East Amwell Master Plan
The Planning Board adopted the East Amwell Township Preface and Land Use Plan in November
2005. The Preface includes a history of East Amwell’s Master Plan and provides an update to the
Land Use Plan.
The Plan notes that in the 1998, a comprehensive plan for the Amwell Valley Agricultural District
(AVAD) was adopted that included a variety of strategies targeted at permitting limited residential
development consistent with East Amwell’s farmland retention goals. The Plan further states that
the AVAD is primarily intended for current and future agricultural use, enhanced opportunities for
farming and to promote the industry of agriculture in East Amwell. The zone, which prioritizes
agriculture and related uses, discourages suburbanization and prevents rapid change and non-farm
interference with farming.
Furthermore, East Amwell remains dedicated to enhancing the viability of the farming industry
and has made permanent land preservation a key component to its coordinated land use planning.
The Township has implemented a conventional zoning standard of 1 unit per 10 acres, in addition
to a lot size averaging option and an open lands subdivision for cluster developments in the AVAD.
As of 2005, East Amwell had preserved over 3,500 acres through the State’s Farmland
Preservation Program.
2006 Goals and Objectives
The Township adopted its Master Plan Goals and Objectives in 2006. The following include
relevant Goals and Objectives for this Master Plan Element:
•

•

Vision Objectives
o Conserving community character by carefully managing the scale and intensity of
new development and retaining farmland and open spaces
o Protecting scenic vistas of rural countryside and the village and hamlets that impart
the special character of East Amwell
o Maintaining an efficient circulation system that promotes important circulation
linkages, retains the rural road system and provides for pedestrian, equestrian and
bicycle movements
o Evolving a Greenway system linking significant public open spaces along a
network of pathways, waterways, and significant natural features.
Local Goals and Objectives
o Provide a pattern of growth management that preserves the rural character of the
Township by balancing the desirable qualities of open spaces and agricultural
activities
o Assure that planned development densities and intensities throughout the Township
can be adequately served by natural infrastructure, including geology, soils,
groundwater, and surface water.

-3-

DRAFT 2020 Land Use Plan Element

July 29, 2020

o Expand and implement the Greenways and Open Space Plan so that it links
environmentally sensitive areas, historic places, existing State, county and
Municipal land holdings and provides for opportunities for a network of open space.
o Plan recreational facilities in accordance with the needs of a small rural community
and provide a balance between active recreation and passive open space.
Recreational facilities, whenever possible, should be located within walking
distances of the populations they serve. Provision for additional active public
recreation should avoid the sensitive character of environmentally fragile lands,
farmland, cultural resources, and historic sites
o Develop review procedures and recommendations which encourage the location of
buildings, roads, and the landscape quality and which respect the existing visual
quality that is presently found in the Township’s viewsheds and scenic vistas.
o Conform and protect the roads that service the Township to rural road service
standards with simple shoulders.
o Plan traffic circulation improvements that are appropriately scaled to the limited
demands of a low-density community, so as to preserve the remaining rural
residential character.
o Encourage a harmonious existence between agricultural operations and
neighboring non-agricultural development
2013 Master Plan Reexamination Report
The 2013 Reexamination Report provides an update to the major problems and objectives relating
to land development. The 2013 Reexamination Report notes that the Township continues to seek
a balanced approach to provide appropriate development in the AVAD while maintaining the rural
characteristics associated with the district and the increasingly threatened agricultural resources
that are highly valued in East Amwell. The Plan further states that the intent of the AVAD is “to
encourage agricultural activity and maintain the rural character of the district.”
As emphasized in the report, the long-term planning goals of East Amwell are “to provide for
appropriate development while retaining the rural characteristics, agricultural viability,
preservation and protection of unique ecological resources and scenic viewsheds.” In 2013, 41%
(7,530 acres) of the Township’s total land area was deed restricted from future development either
through farmland preservation, public open space, private easement donations, and recreation
areas.
The 2013 Reexamination Report also discusses circulation within the Township, as regional traffic
on State Route 31 was noted as an issue in the 2003 Reexamination Report. However, as of 2013,
traffic on Route 31 had not seen an increase or been associated with marked increase in safety
concerns, whereas traffic on local and county roads continues to be of concern.
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2017 Open Space and Recreation Plan
East Amwell adopted its most recent Open Space and Recreation Plan (OSRP) in October 2017.
The Plan was developed in accordance with NJDEP standards and includes goals and policies,
inventory of lands by ownership, a needs analysis, resource assessment and action Plan.
The following Goals are applicable to this Master Plan Element:
•
•
•

•

To establish linkages of public spaces through the use of greenways, greenbelts,
waterways, paths and bikeways
To encourage and provide for passive recreation uses that have no deleterious impact on
the environment
To promote public open space acquisitions, private conservation actions and management
and maintenance techniques which preserve and protect the integrity of historic resources
and sensitive environmental resources and ecosystems, including but not limited
groundwater, surface water, steep slopes, ridgelines, trout streams, wetlands, stream
corridors, aquifers, forests and other areas of native vegetation, habitats of threatened and
endangered species and unique natural systems
To promote threatened and endangered species habitat protection through the acquisition
of passive recreational resources

The OSRP also notes that The Ridge at Back Brook Golf Club is a private recreational facility
which is an award-winning golf course and has high rankings among the nation’s best new courses.
It also states that The Ridge is open to members of its club, but also donates limited use of its
facilities for fundraisers.
History of The Ridge at Back Brook
More than twenty years ago East Amwell was asked to consider golf courses as a permitted use in
the AVAD, which is an environmentally sensitive area. The purposes of the AVAD are the
following:
1. To encourage land use patterns and development practices which enhance Township,
county and state efforts to retain farmland and protect and preserve agricultural activity
within the Township.
2. To protect and promote the continuation of farming in East Amwell Township where
farming is a valuable component of the local economy.
3. To protect prime soils (SCS Classes I and II) and soils of state-wide importance (SCS
Class III) for their long-term value as an essential natural resource in any agricultural or
horticultural pursuit.
4. To permit limited nonfarm related residential development in a location and manner that
will be consistent with the continuation of farming.
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5. To support the preservation of existing farm operations and limit conflicts between
agricultural and nonagricultural uses by encouraging the separation of residential
development from active farms.
6. To impose lot suitability requirements upon residential lots in order to accommodate
individual well and septic disposal systems, which are required in the Amwell Valley
Agricultural District.
7. To implement the goals of the Amended Master Plan for the Amwell Valley Agricultural
District by protecting agricultural lands and promoting agriculture as a valuable
component of the local economy.
8. To provide an affordable housing overlay option at fixed densities that will satisfy the
Township's affordable housing obligation while also providing a diverse housing stock
and investment in Ringoes Village. Inclusionary zoning overlays are provided on Block
11, Lots 4 and 37.02 (Ringoes Affordable Housing Inclusionary Overlay Zone) and Block
16.01, Lots 26 and 27 (Larison's Corner Affordable Housing Inclusionary Overlay Zone)
and will be subject to the densities and affordable housing set-asides.
There was a significant discussion regarding permitting golf courses in the AVAD. A Task Force
was formed to address the request of whether golf courses were appropriate in the AVAD. Golf
courses in East Amwell Township were permitted via Ordinance 99-03 which created the
definition of Golf Course/Club and permitted Golf Courses as a Permitted Principal Use subject
to provisions in the Amwell Valley Agricultural District (AVAD). The Ordinance also established
bulk standards, required permits for free-standing signs, and created Golf Course/Club
Regulations.
The 1999 ordinance defined golf courses as “A tract of land improved with 18 holes for playing
the game of golf, and improved with tees, greens, fairways and hazards, practice facilities, and a
clubhouse (which may include a dining room, a bar with a club license if qualified, a pro shop,
kitchen, locker rooms and administrative offices) and customary accessory buildings and
structures for the maintenance and operation of the facility.”
At the time, The Ridge at Back Brook (also known as The Ridge) proposed an exclusive private
golf course on a 300-acre site known locally as the Magic Meadow. During the Planning Board
hearing, testimony was provided by the applicant and the applicant’s professionals that the golf
course would be used solely as a golf course. Residences, pools, tennis courts, and other non-golf
course related accessory uses were not proposed.
The Ridge also provided testimony during the hearing to note that professional tours were not
wanted on the course due to the imposition on the members and that hosting large events may
damage the course.
The Township was sensitive to the environmental impacts associated with golf courses. Golf
courses generally are environmentally intense uses, as they affect the air, water, soil, landscape,
ecology, and other natural resources. Trees are often cleared to make way for fairways, which
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reduces carbon sequestration, encourages habitat fragmentation which effects the local ecological
value and disrupts the natural habitat of wildlife. Golf courses also physically change the shape of
the land, impacting the natural flow of water, which can lead to downstream erosion and flooding.
Golf courses are notorious for using grass, which can be a water-intensive ground cover that is
considered a monoculture when one species is planted over a large area. Often, grasses with a
shallow root system act as an impervious surface, which doesn’t permit precipitation to infiltrate
into the ground water. During heavy instances of precipitation, the root system can only absorb so
much precipitation and often “runs off” into the nearest stream, waterbody, or roadway as it carries
any fertilizer or pesticides that have been applied. Fertilizers and pesticides can have a significant
effect on sensitive environments, wildlife, waterbodies, and drinking water, especially as
precipitation runs off the property. Maintenance of golf courses typically include gas-powered
equipment, such as mowers, blowers, and weed whackers, that release carbon dioxide, thereby
increases the carbon footprint of the site, and can become a nuisance to its neighbors due to the
loud noises that result from using the equipment.
The Ridge provided testimony at the Planning Board hearing that the proposed golf course
“attempt(s) to strike a balance between development and the environment in order to create
linkages and re-establish linkages for wildlife on the subject site.” The Ridge further stated that
plans for the golf course would take “measures intended to encourage habitation by birds and other
desirable species” and that out of play areas would be designed “with the intention to attract birds,
beneficial insects and butterflies.” This testimony was reflected in Planning Board Resolution
2000-22.
The Ridge presented exhibits and testimony pertaining to recorded trail easements on the property.
These recorded easements were part of the trail network related to the Amwell Valley Trail
Association. The Board ultimately found that the applicant had made reasonable best efforts to
connect the existing and proposed trail networks in a safe and appropriate manner. Pursuant to
Planning Board Resolution 2001-10, these trail easements for hikers and horses would be finalized
and would submit the trail map with the metes and bounds as well as a plan for the golf course’s
critical areas, as a condition of approval. The Ridge subsequently submitted the information.
Based on these representations, the golf course was expected to be a less intense use than a typical
golf course, and a significantly less intense use than golf courses that are part of common country
clubs, that include substantial club houses, restaurant and special event facilities, tennis courts,
swimming pools, overnight housing and other non-golf facilities -- and sometimes even residential
developments.
The vision that was presented to the Planning Board by The Ridge was one of an environmentally
respectful, community conscious, small, private establishment that would enhance the local
landscape and be a good neighbor to the wider community.
The Planning Board approved The Ridge at Back Brook for Preliminary Site Plan Approval with
waivers, and bulk variances in 2000 via resolution 2000-22. There are numerous conditions
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attached to the resolution, many of which involve environmental monitoring, native landscaping,
best management practices for the maintenance of stormwater basins, ponds and water quality
features and non-insect species, and to encourage habitation by birds. The Resolution also required
the applicant to provide a revised Water Quality Monitoring Plan, develop a plan for tree
mitigation, and trail easements.
The Ridge received Amended Major Preliminary Site Plan Approval on December 22, 2000 via
Resolution 2000-26. Additional conditions were added to the approval. However, the applicant
was required to satisfy the terms and conditions associated with Resolution 2000-22.
The Ridge received Final Major Site Plan Approval via Planning Board Resolution 2001-10,
subject to numerous conditions which were approved in Resolution 2000-22 and Resolution 200026. This resolution also conditioned the approval of a maximum of 250 people on the property at
any one time.
These carefully crafted list of conditions and specific design regulations assured East Amwell
residents that The Ridge and any other golf courses built within the parameters prescribed by the
ordinance would be consistent with existing local planning policies intended to protect the rural
character and environmentally sensitive lands of the Township in general and the AVAD. The
Township is sensitive to environmental considerations for the golf course, did not want to
overburden the land with accessory uses and did not want the use of the golf course to be expanded
and infringe upon the environmental sensitivity of the site and the area.
The Ridge at Back Brook opened for limited use in September 2002, for full time use of its
members in the Spring of 2003, and the clubhouse was completed in July 2004.
In summary, the Board approved the initial golf course application on the basis that a “pure” golf
course, consisting of a golf club strictly designed for golfers without residential development,
social activities or other recreational uses, was more compatible with the AVAD and the associated
farming industry than residential development.
Changes to the Golf Course Ordinance
Ordinance amendments permitting more expansive uses, such as tennis courts and related
facilities, a swimming pool and related facilities, and sizable structures for overnight housing, were
pursued by The Ridge and granted. The Ridge also sought relief from the 250-person restriction.
The Planning Board granted the relief conditioned upon the Township Committee adopting a
Special Events Ordinance and that the applicant is required to pay any taxes, fees and required
escrow deposits which may be due and owing. The Ridge also sought approval for a helistop.
Lastly, The Ridge sought to relax testing requirements that were put in place via Planning Board
Resolutions 2000-22, 2000-26, and 2001-10 to ensure that chemicals utilized by The Ridge were
not adversely impacting the water supply.
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The ordinance was revised to permit a variety of uses that are not directly related to the golf course
and have the potential of creating more impact, including environmental, than what was originally
approved. Although the ordinances have been revised over the years, The Ridge continues to
operate as a pure golf course,
As mentioned above, a key component of the 1999 ordinance was that a golf course with a
clubhouse would be the principal use with a specific stipulation that there would be no residential
uses on the tract.
In 2016, the Township amended the Golf Course/Club ordinance via Ordinance 16-04 to redefine
the definition of “Golf Course/Club” as:
A tract of land improved with 18 holes for playing the game of golf, and improved with
tees, greens, fairways and hazards, practice facilities, and a clubhouse (which may include
a dining room, a bar with club license if qualified, a pro shop, kitchen, locker rooms and
administrative offices), as well as:
(1) Structures for overnight accommodations for use by members and their guests;
and
(2) Swimming and tennis facilities as is customary for use by members and their
guests and customary accessory buildings and structures for the maintenance and
operation of the facility.
Ordinance 16-04 further revised Section 92-91B(9), which contains provisions of a golf
course/club in the AVAD, to add subsection (h), which states:
“Ancillary uses may include a swimming pool and related facilities, tennis courts and
related facilities and not more than two buildings to provide overnight accommodations for
members and their guests, each such building not to exceed 6,250 square feet of floor space
and not to exceed four bedrooms and four bathrooms (sleeping accommodations for eight
persons per building.) All such ancillary uses shall be located in reasonable proximity to
the clubhouse and main parking lot and shall not require additional parking. Due to
concerns with water utilization within the Amwell Valley Agricultural District, any
swimming pool associated with a golf course/club shall only be filled with water supply
trucked in from an outside location.”
These additional accessory uses were not previously permitted, and contradict the testimony
provided in 2000 and 2001 when The Ridge was approved.
According to The Complete Illustrated Book of Development Definitions Fourth Edition, authored
by Harvey S. Moskowitz, Carl G. Lindbloom, David Listokin, Richard Preiss and Dwight H.
Merriam, there are distinct differences between a golf course and a country club.
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A golf course is defined as the following:
A tract of land laid out for at least nine holes for playing the game of golf, and that may
include a clubhouse, dining and snack bars, pro shop, and practice facilities. See Country
Club.
Comment: Golf courses are fairly intensive uses. Most require significant quantities of
water for irrigation and make extensive use of pesticides and fertilizers, although some golf
courses today are attempting to lower their utilization of such resources. Most golf courses
have clubhouses that include dining rooms, locker facilities, and pro shops. Many dining
rooms are open to the public and, if permitted, may be rented for weddings and other social
events. Adequate parking for all functions, some of which overlap, must be considered.
Maintenance, storage sheds, and garages are typically part of a golf course.
Country Club is defined as the following:
A recreational facility, usually restricted to members and their guests, that generally
includes a clubhouse, dining and eating establishments, and recreational facilities such as
golf courses, tennis courts, and swimming pools.
Comment: While most country club facilities are restricted to members and their guests,
some clubs make available their facilities to nonmembers for weddings, banquets, golf
tournaments, dances, conferences, and so forth. In addition, the restaurants may be open to
the general public, and some country clubs offer limited memberships for specific facilities
such as golf, swimming, or tennis. The expanded use of the country club to nonmembers
often creates a year-round, active, and heavily patronized facility. When these clubs are
located in residential areas, the heavy use can create friction between surrounding residents
and club patrons.
Another factor to be considered is the fact that the golf course, almost always a feature of
a country club, is a significant user of water and is heavily dependent on pesticides and
fertilizers. New clubs should be required to indicate water sources and a best management
protocol limiting the use of chemical pesticides and fertilizers.
In 2001, when The Ridge was approved, it was approved as a golf course, not a country club. As
stated above, testimony was provided during the Planning Board hearings which categorized the
use as a golf course rather than a country club. The Ridge was approved on the basis that it would
be an environmentally conscience golf course, developed without residences, tennis facilities and
swimming pools. The changing nature of the golf course to permit additional accessory uses,
thereby changes the use from a golf course to that of a country club, which contradicts the basis of
the 2001 Planning Board approval.
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Professional Tournaments
In 2016, the Golf Course sought and received from the Planning Board conditional relief from this
250 person limitation provided the Township Committee adopted a Special Events ordinance. To
date, the Township Committee has not adopted such an ordinance.
Relief from the 250 person limitation, that remains a condition of approval from The Ridge’s 2001
approval, and the prospect of the passage by the Township Committee of a special events ordinance
is inconsistent with the original golf course ordinance in 1999. The Ridge also stated that
professional tournaments would be harmful to the golf course since it would likely damage the
course and be an imposition on its members. The intent to host major professional tournaments at
The Ridge represents a departure from the original vision and the best interests of the Township
by increasing activity and intensity, traffic, and environmental considerations with thousands of
people.
Environmental Monitoring
In 2016, The Ridge applied to the Planning Board to modify the frequency and sampling
methodology of the water monitoring conditions imposed by the Planning Board in conjunction
with its original site plan approval in 2001. Those changes, if approved, would have relaxed the
initial provisions designed to monitor the impact of The Ridge on local groundwater and protect
the environment. The Planning Board voted not to grant approval to the request via Resolution
2016-10. There is a concern that, had the changes been approved, the risk of The Ridge having an
adverse impact on the environment, particularly the local water supply, would have increased.
Helistop
In 2005 and 2008, The Ridge requested approval from the Planning Board for a helistop on the
golf course, allowing helicopters to take off and land from a designated area. The Planning Board
denied each request, as a helistop is not permitted under the Township’s golf course ordinance.
In 2018, The Ridge applied directly to the New Jersey Department of Transportation for a
permanent helistop license and received approval. Under New Jersey law currently in effect,
Planning Board or Township approval of a helistop is not required in order for an applicant to
obtain a helistop license from the New Jersey Department of Transportation.
The Ridge’s desire to have helicopters take off and land on its property represents another instance
of deviating from the original concept of a pure golf course without accessory uses. The
introduction of helicopters will have the potential of disrupting the residential quality of life of the
rural area and adversely impact wildlife habitats, and equestrian and pedestrian activity in the area.
The Ridge has a network of trails on the site that is used by both equestrians and hikers.
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Environmental Features
East Amwell has long appreciated its scenic vistas, environmental resources, rural community
character, and viable agricultural lands. This is reflected in the Township’s planning documents
and ordinances.
Streams
The Ridge at Back Brook, contains approximately 6,160 linear feet of streams and tributaries. The
stream, known as Back Brook, is a freshwater category 2 non-trout production waterway. The
stream is subject to NJDEP’s Surface Water Quality Standards (N.J.A.C. 7:9B).
Pursuant to these regulations, the designated uses of Back Brook include:
• Maintenance, migration and propagation of the natural and established biota;
• Primary contact recreation;
• Industrial and agricultural water supply;
• Public potable water supply after conventional filtration treatment (a series of processes
including filtration, flocculation, coagulation, and sedimentation, resulting in substantial
particulate removal but no consistent removal of chemical constituents) and disinfection;
and
• Any other reasonable uses.
Land Use Land Cover
Since 1986, NJDEP releases a Land Use Land Cover (LULC) data set approximately every 5 years
which tracks New Jersey’s changes in land use. The data set utilizes aerial imagery and
photointerpretation to classify the land into one of six categories. The six main categories include
urban land, agricultural land, barren land, forest, water, and wetland areas. Additional details
pertaining to these categories are also provided utilizing the NJDEP modified Anderson System.
For example, forest areas are further classified by the type of forest (deciduous, coniferous, mixed,
brush/shrub land, etc.) These categories can be compared amongst each other to see how land
development patterns are affect the State, counties, and municipalities. Land Use Land Cover is a
valuable tool that can be used to guide development in appropriate locations, while also tracking
the state’s natural resources to prevent further deterioration.
The following maps and chart detail the changes in land use at the Ridge at Back Brook property
(Block 25 Lot 10) according to the NJDEP LULC between 2002 and 2015.
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Barren Land
Forest
Urban
Water
Wetlands
Total
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Land Use Land Cover
2015
2002
Change
Acreage Percentage Acreage Percentage Acreage Percentage
0.9
0.3%
11.5
3.9%
-10.6
-92.2%
0.5
0.2%
90.6
30.5%
-90.1
-99.4%
68.6
23.1%
62.6
21.1%
6.0
9.6%
194.6
65.5%
100.6
33.9%
94.0
93.4%
14.2
4.8%
13.1
4.4%
1.1
8.4%
18.2
6.1%
18.6
6.3%
-0.4
-2.2%
297.0
100.0%
297.0
100.0%
-

As shown in the chart above, The Ridge currently has approximately 18.2 acres of wetlands, and
14.2 acres of surface water. The total wetlands areas and surface water are relatively unchanged,
likely due to the strict conditions of the Planning Board approval.
It is important to note that NJDEP considers the golf course, a recreational land use, as urban. It is
important to note that the urban land category is characterized by intensive land use where the
landscape has been altered by human activities. The 2002 aerial associated LULC dataset is also
likely to have been created while the golf course was under construction.
Landscape Project
The Landscape Project is another tool created by NJDEP that can be used to assist with
preservation and conservation efforts with respect to threatened and endangered species and their
associated habitats.
NJDEP began mapping critical habitat areas in the early 2000’s. The dataset is based upon
NJDEP’s Land Use Land Cover, and integrates identified species of concern, threatened species,
and endangered species at both the state and federal levels. The habitats where these species are
found are ranked accordingly. The habitats are ranked based upon the quality of habitat, including
environmental features and the presence of threatened and endangered species.
The Ridge contains habitat areas of Rank 1- Habitat specific requirements, Rank 2- Species of
concern, Rank 3- State Threatened, and Rank 4- State Endangered.
There are approximately 30.7 acres of Rank 1- Habitat specific requirements. Rank 1 is assigned
to species-specific habitat patches that meet habitat-specific suitability requirements such as
minimum size or core area criteria for endangered, threatened or special concern wildlife species,
but that do not intersect with any confirmed occurrences of such species. The Rank 1 designation
is used for planning purposes, such as targeting areas for future wildlife surveys.
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The Ridge has a small amount of Rank 2 habitat on the site (approximately 1.5 acres). Rank 2 is
assigned to species-specific habitat patches containing one or more occurrences of species
considered to be species of special concern. Species of special concern are nongame wildlife
species that warrants special attention by the DEP because of inherent vulnerability to
environmental deterioration or habitat modification that would result in it becoming threatened if
conditions surrounding the species begin or continue to deteriorate.
Only a small portion of The Ridge consists of Rank 3 habitat (approximately 3.5 acres). Rank 3 is
assigned to species-specific patches containing one or more occurrences of State threatened
species. State threatened species are defined as an indigenous nongame wildlife species of New
Jersey designated pursuant to the Endangered and Nongame Species Conservation Act,
N.J.S.A.23:2A et. seq., and its implementing rules, N.J.A.C. 7:25-4.17, as most recently amended.
Threatened species are generally defined to be species that may become endangered if conditions
surrounding them begin or continue to deteriorate.
Rank 4 is assigned to species-specific habitat patches with one or more occurrences of State
endangered species. State Endangered species are species included on the list of endangered
species at N.J.A.C. 7:25-4.13 and any species or subspecies of wildlife appearing on any Federal
endangered species list. The Endangered and Nongame Species Conservation Act (N.J.S.A. 23:2A
et seq.) defines an endangered species (with respect to wildlife) to be a species or subspecies of
wildlife whose prospects for survival or recruitment are in jeopardy or are likely within the
foreseeable future to become so due to the following:
(1)
(2)
(3)
(4)

The destruction, drastic modification, or severe curtailment of its habitat
Its over-utilization for scientific, commercial or sporting purposes
The effect on it of disease, pollution, or predation
Other natural or manmade factors affecting its prospects of survival or recruitment within
the State
(5) Any combination of the foregoing factors.
The term shall also be deemed to include any species or subspecies of wildlife appearing on any
Federal endangered species list.
The Ridge contains approximately 231.9 acres of State Endangered habitat. Within this habitat,
state endangered species have been spotted, including the Upland Sandpiper and Bald Eagle. There
have also been breeding sightings of the American Kestrel, a State Threatened bird.
Protecting habitats for threatened and endangered species is beneficial to not just protecting
threatened and endangered species, but also to preserving high-quality habitats which support a
diverse ecosystem.

- 17 -

DRAFT 2020 Land Use Plan Element

July 29, 2020

- 18 -

DRAFT 2020 Land Use Plan Element

July 29, 2020

Groundwater Recharge
The model for representing ground water recharge in New Jersey is published by the New Jersey
Division of Water Supply and Geoscience. Their method combines land-use/land-cover, soil, and
municipality-based climatic data to produce an estimate of ground-water recharge in inches/year,
using average annual precipitation values. Recharge is then ranked by volume (billions of
gallons/year) using natural breaks in the percentage of total volume.
As shown on the following map, the majority of the property (approximately 277.9 acres) has a
County Groundwater Recharge Rank of B: 10 to 17 inches/year. This rank is the 2nd highest rank
in the County.
The remainder of the site has approximately 10.9 acres of County Rank C: 8 to 9 inches/year, as
well as approximately 8.2 acres of areas where there is no recharge due to the presence of wetlands
and surface water.
Due to the lack of a centralized water system in the Township, its residents, businesses, and
agricultural operations depend upon well water which draws water from the groundwater and
aquifers. Maintaining and protecting the Township’s groundwater recharge areas is of utmost
importance to enhance the Township’s rural character and quality of life.
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Recommendations
Based upon the Planning Board testimony given in 2000 and 2001, in addition to the subsequent
amendments made to the Land Development Ordinance with respect to golf courses, it is necessary
to redefine and create standards that are consistent and compatible with the Township’s planning
documents, including the 2017 Open Space and Recreation Plan, 2013 Master Plan Reexamination
Report, 2006 Goals and Objectives, 2005 Master Plan, and 1999 Open Space and Greenways Plan,
as well as the intent and purpose of the AVAD.
The Township’s Land Management Ordinance currently contains several sections that address
Golf Courses. Section 92-91, entitled “Amwell Valley Agriculture District” speaks to the golf
course and uses permitted in the AVAD district as defined in Section 92-4 Terms Defined. Within
that section, there are also standards associated with golf course, all of which are within the Article
VII Zoning Provisions of the Land Management Ordinance. There are also design standards in
Section 92-81, that supplement the Zoning Standards.
The following is a list of recommendations that can be implemented to ensure the Planning Board’s
planning policies pertaining to golf courses in the AVAD are accurately reflected within the Land
Development Ordinance:
1. The definition of a “golf course/club” shall be revised from the existing definition to state
“Golf Course: A tract of land improved with 18 holes for playing the game of golf, and
improved with tees, fairways and hazards, practice facilities and a club house (which may
include a dining room, a bar with club license if qualified, a pro shop, kitchen, locker
rooms and administrative offices.) No other accessory uses shall be permitted. The golf
course shall be the sole principal use on the tract. There shall be no residential uses on the
tract, whether in conjunction with the golf course or otherwise. In no event shall a golf
course be considered a country club.”
2. Any reference to “golf club” shall be removed from the ordinance, as only “Golf Courses”
are permitted in the AVAD.
3. It is further recommended the definition of a “Country Club” be defined in Ordinance
Section 92-4, entitled “Terms Defined,” as “A recreational facility, which may or may not
be restricted to members and their guests, that generally includes a club house, dining and
eating establishments, overnight accommodations for guests, and recreational facilities
such as golf courses, tennis courts, and swimming pools.”
4. Golf courses are currently listed as a Principal Permitted Use in the AVAD subject to
provisions (which shall not be construed as conditions of a conditional use). It is
recommended that Golf Courses be classified as a conditional use in the AVAD: subject to
the following conditions:
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a. The tract on which the golf course is to be constructed shall comprise at least 300
gross acres for 18 holes.
b. The length of the golf course shall be not less than 7,000 yards.
c. No portion of any golf tee, fairway or green shall be located closer than 150 feet to
any tract boundary or public road right-of-way, except that cart paths may be
located no closer than 100 feet to such boundaries or roads.
d. There shall be a direct driveway access to the golf course/club, over the tract, from
a state or county road.
e. Gasoline powered golf carts shall be prohibited on any golf course.
f. In no event shall there be more than 250 people on the property at any one time; if
additional persons will be present, permission from the Township Committee shall
be required.
5. It is recommended that ordinance section §92-81 entitled “Golf Course/club regulations”
within Article VI entitled “Design and Performance Standards” be amended to encourage
golf courses to become a “Certified Audubon Cooperative Sanctuary”, as the Audubon
Cooperative Sanctuary Program for Golf Courses (ACSP) helps golf courses protect the
environment, preserve the natural heritage of the game of golf, and incorporates
environmental planning, wildlife and habitat management, chemical use reduction and
safety, water conservation, water quality management, and outreach and education.
6. It is also recommended that section §92-81 entitled “Golf Course/club regulations” within
Article VI entitled “Design and Performance Standards” subsection R, which currently
states, “Grasses selected for use on a golf course should be drought- and pest- and diseaseresistant to minimize the use of chemicals and irrigation” be amended to include that
grasses selected encourage the infiltration of precipitation into the groundwater.
7. Further, ordinance section §92-81 entitled “Golf Course/club regulations” is recommended
to be amended to include “A vegetated buffer at least one-hundred-feet wide, consisting of
native trees, shrubs and ground covers, shall be provided and maintained between any turf
area which will be treated with fertilizers or pesticides and the closest point of any onehundred-year floodplain; or if there is no floodplain, the top of bank of any permanent,
nonseasonal stream or open water body, on or off site, except that up to 35% of such stream
or pond frontage shall be exempt from this requirement, upon a showing of good cause by
the applicant.”
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