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INTRODUCTION  
 
The Bernards Township Land Use Plan has been prepared pursuant to the Municipal Land 
Use Law (N.J.S.A. 40:55D-28), which provides as follows: 
 

a. The planning board may prepare and, after public hearing, adopt or amend a 
master plan or component parts thereof, to guide the use of lands within the 
municipality in a manner which protects public health and safety and 
promotes the general welfare. 

 
b. The master plan shall generally comprise a report or statement and land use 

and development proposals, with maps, diagrams and text, presenting, at 
least the following elements (1) and (2) and, where appropriate, the 
following elements (3) through (12): 

 
(1) A statement of objectives, principles, assumptions, policies and standards 

upon which the constituent proposals for the physical, economic and social 
development of the municipality are based; 

 
(2) A land use plan element (a) taking into account and stating its relationship 

to the statement provided for in paragraph (1) hereof, and other master 
plan elements provided for in paragraphs (3) through (12) hereof and 
natural conditions, including, but not necessarily limited to, topography, soil 
conditions, water supply, drainage, flood plain areas, marshes, and 
woodlands; (b) showing the existing and proposed location, extent and 
intensity of development of land to be used in the future for varying types of 
residential, commercial, industrial, agricultural, recreational, educational 
and other public and private purposes or combination of purposes; and 
stating the relationship thereof to the existing and any proposed zone plan 
and zoning ordinance; and (c) showing the existing and proposed location 
of any airports and the boundaries of any airport safety zones delineated 
pursuant to the "Air Safety and Zoning Act of 1983," P.L.1983, c.260 (C.6:1-
80 et seq.); and (d) including a statement of the standards of population 
density and development intensity recommended for the municipality; 

 
STATUTORY AUTHORIZATION 
 
This section of the Master Plan was prepared in accordance with the Municipal Land Use 
Law, N.J.S.A. 40:55D-28b: 

(2) A land use plan element (a) taking into account and stating its relationship to the 
statement provided for in paragraph (1) hereof, and other master plan elements 
provided for in paragraphs (3) through (14) hereof and natural conditions, 
including, but not necessarily limited to, topography, soil conditions, water supply, 
drainage, flood plain areas, marshes, and woodlands; (b) showing the existing and 
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proposed location, extent  and intensity of development of land to be used in the 
future for varying types of residential, commercial, industrial, agricultural, 
recreational, educational and other public and private purposes or combination of 
purposes; and stating the relationship thereof to the existing and any proposed zone 
plan and zoning ordinance; and (c) showing the existing and proposed location of 
any airports and the boundaries of any airport safety zones delineated pursuant to 
ÔÈÅ Ȱ!ÉÒ 3ÁÆÅÔÙ ÁÎÄ :ÏÎÉÎÇ !ÃÔ ÏÆ ρωψσȟȱ 0Ȣ,Ȣρωψσȟ ÃȢςφ0 (C.6:1-80 et seq.); and (d) 
including a statement of the standards of population density and development 
intensity recommended for the municipality; 

 

LAND USE AND MANAGEMENT OBJECTIVES 

The following land use objectives serve to guide the master plan:  

1. Land use policies should strive to maintain and enhance community character, protect 
the integrity of existing neighborhoods and prevent the intrusion of incompatible new 
development. 

2. The densities and intensities of permitted development on the limited remaining vacant 
lands should respect the environmental capabilities and limitations of these lands. 

3. Groundwater aquifers and surface water quality and quantity should be protected, 
through the proper management of aquifer recharge areas, wetlands and their 
tr ansition areas and fractured bedrock groundwater aquifers. 

4. The Land Use Plan should assure a diversity and  balance among various land uses that 
respects and reflects all the goals of the Master Plan. 

5. Development densities and intensities should be planned at levels which do not exceed 
the capacity of the natural environment and current infrastructure, and growth-
inducing infrastructure should not be extended into the rural countryside. 

 

BUILD OUT POTENTIAL OF BERNARDS TOWNSHIP 
 
As part of this 2009 master plan update, the Bernards Township Planning Department 
prepared an analysis of the build-ÏÕÔ ÐÏÔÅÎÔÉÁÌ ÏÆ ÔÈÅ 4Ï×ÎÓÈÉÐȭÓ ÒÅÍÁÉÎÉÎÇ ÌÁÎÄÓȟ ÉÎÃÌÕÄÉÎÇ 
development approved or under construction as well as an analysis of potential development 
on vacant and partially developed parcels. As seen on Table II-1, units that are either under 
construction, approved or pending approvals combine with potential future development to 
yield approximately 255 additional homes, and just over ½ million square feet of additional 
non-residential floor area, which would exhaust all remaining vacant land development 
opportunities.  
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TABLE II-1 
 

Bernards Township Build -Out  -  Residential Units and Non -Residential Floor 
Area 
 

 !ÄÄÉÔÉÏÎÁÌ  $5ȭÓ   Non-Residential (SF)     
Approved/ Pending Major 
Developments with Public 
Sewers 

68 469,857 

Potential Future Major 
Developments with Public 
Sewers 

61 18,959 

Approved/Pending/ Minor 
Subdivisions with Public 
Sewers 

9 NA 

Potential Future Minor 
Subdivisions with Public 
Sewers 

4  

Approved Major Developments 
with Septic Systems 

25 16,887 
 

Potential Future Major 
Developments with Septic 
Systems 

71  

Approved/Pending/ Minor 
Subdivisions with Septic 
Systems 

11  

Potential Future Minor 
Developments with Septic 
Systems 

6  

TOTALS 255 505,703 
 
As noted above, this comprehensive parcel-by-parcel analysis determined the future 
subdivision potential of remaining vacant parcels, which are portrayed on Figure II-1. The 
extent of approved, pending or future development is summarized in Table II-1.     As noted 
in 2003, continued growth according to the prevailing 1-acre to 3-acre zoning in non-
sewered areas would transform the remaining open and rural landscape to suburban 
neighborhoods, ÃÏÎÓÕÍÉÎÇ ÍÏÒÅ ÏÆ "ÅÒÎÁÒÄÓȭ open space and prized countryside. 
 
The prevailing zoning in the less-developed sectors remains nominally unchanged in 2009 
from the zoning in 2003, when the last Master Plan update was adopted..  However, the 
resource management objectives of the master plan have been reflected in ordinance 
amendments that require minimum net developable areas.  Tax records for 2002 and 2007 
indicate that the remaining vacant land has remained essentially constant, as seen below 
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TABLE II-2  

VACANT ACREAGE IN BERNARDS TOWNSHIP - 2002 and 2007  
 

 
 
 
 
 
LAND USE/LAND COVER 
 
Bernards Township includes a comprehensive mosaic of land use and land cover 
characteristics, as shown on the 2002 Land 
Use/Land Cover Map (Figure II-2).  This 
mapping is the latest available 
interpretation of land cover from aerial 
photos, and reinforces the patterns of 
development highlighted in the 2003 Master 
Plan.   
A review of the existing land use in Bernards 
Township by 2002 coverage area reveals a 
largely open/undeveloped character where 
forests, farm fields, water and wetlands 
anchor the landscape.  The wetlands occupy 
major sections in the northwest and along 
the Passaic and Dead River corridors, while the larger forested areas are located in the 
southwest quadrant of the Township where fragments of agriculture are scattered 
throughout. 
 
There has not been significant growth since 2003, and the general patterns of development 
ÈÁÖÅ ÎÏÔ ÃÈÁÎÇÅÄȢ  3ÕÂÕÒÂÁÎ ÓÕÂÄÉÖÉÓÉÏÎ ÐÁÔÔÅÒÎÓ ÁÎÄ ÔÈÅ 4Ï×ÎÓÈÉÐȭÓ ÃÏÍÍÅÒÃÉÁÌ ÁÒÅÁÓ 
occupied roughly 40 % of the land area of the Township in 2002 with a concentration of 
residential uses located between I-78 and I-287.  A large section of multi-family 
development is concentrated along the western border in The Hills development and in the 
southeast, north of the Dead River corridor.  The larger commercial and office uses are 
generally located at the interchanges of Route 287 and Route 78 corridors (in the north and 
south, respectively) while smaller scale commercial uses are found in nodes in Basking 
Ridge, Lyons and. Liberty Corner. 
 
As seen in Table II-3 below, between 1995 and 2002  the greatest acreage changes in land 
cover were seen in the lands lost in the categories of agricultural lands (-240 acres), forests 
and wooded wetlands (-600 acres).  The greatest gains in acreage were seen in residential 
categories (high-, medium-, low-density and rural residential) which gained over 1,000 
acres, generally as a result of conversion of farmland and forests. 
 

2002 1554.20 
acres 

2007 1556.76 
acres 
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TABLE II-3 LAND USE/LAND COVER FOR BERNARDS TOWNSHIP 
1995 AND 2002 

Land Cover Class 1995 acres 2002 acres Change in acres 
Agricultural  916.58 708.56 -208.02 
Agricultural Wetlands 82.12 47.94 -34.18 
Athletic Fields 82.43 113.85                           31.42 
Barren Land 447.22 286.87 -160.36 
Brush Covered Field 313.06 253.88 -59.18 
Commercial 397.19 445.13 47.94 
Coniferous Forest 188.92 71.72 -117.21 
Coniferous Wooded Wetlands 4.54 15.84 11.30 
Deciduous Forest 3345.53 3009.65 -335.88 
Deciduous Wooded Wetlands 2589.22 2429.43 -159.79 
Disturbed Wetlands 146.86 85.29 -61.57 
Herbaceous Wetlands 195.44 226.89 31.45 
High Density Residential 369.47 505.00 135.53 
Industrial  11.02 8.37 -2.65 
Low Density Residential 2328.42 2179.64 148.78 
Managed Wetlands 31.88 57.42 25.54 
Medium Density Residential 149.94 418.53 268.59 
Mixed Forest 465.30 381.41 -83.88 
Mixed Wooded Wetlands 7.12 21.74 14.62 
Plantation 45.14 36.71 -8.42 
Recreational Land 390.84 532.78 141.94 
Rural Residential 1946.52 2424.50 477.98 
Transportation and Utilities 224.74 254.42 29.68 
Urban 792.69 940.38 147.69 
Water 74.87 104.79 29.92 

 
FARMLAND-ASSESSED LANDS 
 
Bernards Township retains significant elements of its agrarian past, as seen in the lands 
qualifying for Farmland Assessment (see Figure II-3).  These lands include a number of 
working farms, scattered throughout the community, as well as other pasture land and 
woodlands.  Totaling approximately 1,100 acres, a majority of these lands are concentrated 
in the western half of Bernards, mostly in the CR-1 and CR-2 districts, along with a number 
of large contiguous parcels south of Interstate 78    
 
Farmland and agricultural activities are an important part of the rural character that 
remains in Bernards Township.  Preserving and protecting farmland offers many economic 
and environmental benefits, since farms require less in municipal services; farmers manage 
the land at no cost to the taxpayers; and the most scenic byways are those roads passing 
through active farming landscapes.  Agricultural activities create and maintain rolling 
fields, hedgerows and wooded stream corridors.   The County Master Plan cites agriculture 



II.   THE LAND USE PLAN  DRAFT 

                                                     

Bernards Township  2010 Master  P lan Update  6 

as an important long-term land-use.  Supportive municipal planning and zoning are 
fundamental to farm viability. 

 
LAND USE PLAN  
 
This Land Use Plan is designed to implement the 
purposes of the MLUL and the State Development 
and Redevelopment Plan (SDRP) and the Master 
Plan goals and objectives in a manner which 
respects and responds to the capabilities and 
limitations of the man-made and natural conditions - 
groundwater quantity and quality, surface water 
resources, agricultural use opportunities, soils, steep 
slopes, woodlands, wetlands and flood prone areas.   
The Plan generally depicts the proposed location, extent and intensity of development of 
land to be used in the future for varying types of residential, commercial and industrial 
purposes, as shown on the Land Use Plan Map (Figure II-4). These land use policies become 
effective land management tools when implemented through the Land Use Ordinances.  
 
The Land Use Plan Element is the fundamental unit of the Master Plan, with the broadest 
scope and most far-ÒÅÁÃÈÉÎÇ ÃÏÎÓÅÑÕÅÎÃÅÓȢ  )Ô ÒÅÐÒÅÓÅÎÔÓ Á ÍÕÎÉÃÉÐÁÌÉÔÙȭÓ ÂÁÓÉÃ ÓÔÁÔÅÍÅÎÔ 
about the future disposition of land and the physical form of the community.  Informed by 
the other plan elements, which play supporting roles, the Land Use Plan and the 
#ÏÎÓÅÒÖÁÔÉÏÎ 0ÌÁÎ ÈÁÖÅ ÔÈÅ ÇÒÅÁÔÅÓÔ ÉÎÆÌÕÅÎÃÅ ÏÎ ÔÈÅ 4Ï×ÎÓÈÉÐȭÓ ÆÕÔÕÒÅȟ ÁÓ ÔÈÅÙ ÓÈÁÐÅ ÌÏÃÁÌ 
zoning. 
 
The Highlands Council adopted the Highlands Regional Master Plan (RMP) in September 
2008.  The RMP divides the Highlands into two primary components - the Planning Area, 
where RMP policies are optional, and the Preservation Area, where conformance to the 
RMP is mandatory and must be completed by December 8, 2009. There is no deadline for 
Planning AreÁ ÃÏÍÍÕÎÉÔÉÅÓ ÔÏ ȰÏÐÔ-ÉÎȱ ÔÏ ÔÈÅ 2-0Ȣ 
 
Bernards Township is situated in the Highlands Planning Area, where the Highlands 
Regional Master Plan is optional, and to date the Township has chosen not to participate in 
voluntary conformance activities.  Nonetheless, regardless of whether the Township ever 
opts-in to the RMP, the policies of the Bernards Township Land Use Plan are consistent 
with,  or promote, the  policies and principles of the RMP.,    
 
The Land Use Plan continues the general patterns of land use that have historically 
developed in Bernards Township and the general policy orientation, which has evolved 
through the Township's continuing planning process.  The Plan also reflects a conservation 
emphasis in the less developed sectors that will better protect natural resources and rural 
character. 
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DISTRICTS ENUMERATED 

 
The Land Use Plan includes twelve (12) districts. The following chart identifies the 
percentage of Bernards Township included within each district. 
 
  
 
 
  

Over one fourth of Bernards is within the unsewered Conservation Residential Zones, 
designed to assure that development does not exceed the natural carrying capacity of the 
land to yield potable water and assimilate septic effluent.  When the CR lands are combined 
with the other Residential districts, residential use dominates the township leaving less 
than 30% of the Township for all other uses.   
 
When the 21% Public lands are further removed, the narrow complement of non-
residential lands shrinks to just 7% of Bernards land area.  Thus, while the land use 
districts in Bernards provide for a wide range of housing, retail and service uses and a 
variety of office/employment opportunities, nearly ten times as much land is intended for 
residential uses as for commercial uses, with roughly ¾ of the Township zoned residential, 
while commercial and office districts occupy only 7.2%.  

 

RESIDENTIAL DISTRICTS 

 
The residential development opportunities in this Land Use Plan span a broad spectrum. 
These disÔÒÉÃÔÓ ÁÃÃÏÕÎÔ ÆÏÒ ϶ ÏÆ ÔÈÅ 4Ï×ÎÓÈÉÐȭÓ ÌÁÎÄ ÁÒÅÁ ÁÎÄ ÒÁÎÇÅ ÆÒÏÍ ÔÈÅ ÌÏ×-density 
conservation residential districts to the high- density multi-family districts. Multiple Family 
Districts, designed to address diverse housing needs and fair share housing obligations, are 
situated with convenient access to I-287 and I-78, and are proximate to local retail and 
service uses. Medium Density Districts dominate the central portion of the Township.   

District  Percent  of Township  Percent of 
Township  

CR-1 18.3 27.6 
CR-2 9.3 
Residential Low Density 4.1 44.4 
Residential Medium Density 35.3 
Residential Multi-Family 4.9 
P-1 17.2 20.9 
P-2 0.2 
P-3 1.6 
P-4 1.9 
Mining 1.2 7.2 
Office/Employment 5.4 
Retail Commercial 0.6 
Total  100.0  
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Conservation Residential and Low Density Residential Districts occupy perimeter portions 
of the Township, generally on the north, south and west. 
 
"Grandfather" provisions are intended to be included in the Land Use Ordinance to allow 
the development of undersized lots, which have been made nonconforming by Master Plan 
and zoning amendments, without an appeal to the Zoning Board. The residential land use 
districts recommended in Bernards Township are as follows: 
 

Conservation Residential Districts (CR) 
 
The CR-1 and CR-2 Districts, which include 
approximately 30% of the land area of Bernards 
Township, are located outside the sewer service 
area.  The lack of public sewer infrastructure 
throughout these Districts limits future 
development potential, which should respect the 
carrying capacity limitations of the natural 
systems to treat septic effluent without degrading 
water quality below community objectives.  In the 
absence of public sewer infrastructure, the 
principal limiting factors to development in the 
natural environment are land and water.   

 

This Land Use Plan Amendment seeks to promote stewardship over land and water resources, 
and the prolonged maintenance of these essential elements of a healthy and desirable physical 
environment.    The groundwater management strategy for the CR-1 and CR-2 Districts seeks 
to limi t the degradation of groundwater while also permitting appropriate uses of land.  This 
Plan seeks to program uses of land that can conserve and manage limited resources, while 
also permitting development at densities that limit degradation and serve to better protect 
the potability and availability of groundwater resources. 

 
When ammonia from human waste is discharged through a septic system into the ground, 
nitrates are produced naturally by bacteria in the septic effluent.   In sufficiently high 
concentrations, nitrates pose risks to both human and ecological health. Elevated nitrate 
levels can pose a health threat to the elderly and to infants who are at risk of 
ÍÅÔÈÅÍÏÇÌÏÂÉÎÅÍÉÁ ÏÒ ȰÂÌÕÅ ÂÁÂÙ ÓÙÎÄÒÏÍÅȱ ×ÈÉÃÈ ÃÁÎ ÃÁÕÓÅ ÌÅÔÈÁÒÇÙȟ ÅØÃÅÓÓÉÖÅ 
salivation, loss of consciousness and even death in extreme situations. Ecologically 
speaking, nitrates can promote the growth of algae in surface waters, depleting oxygen 
levels in the water and killing fish. 
 
Nitrate dilution models have been widely used to predict the amount of development that 
can be assimilated in the natural environment, since nitrates are easily detected and highly 
mobile in groundwater. The presence of high concentrations of nitrates may also be an 
indication that there are other septic system contaminants in the groundwater.  

The CR-1 and CR-2 Districts are the core of 

Bernardsô rural countryside. 
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Nitrate dilution modeling was cited in the State Development and Redevelopment Plan 
(SDRP) as a way to assess development impacts on groundwater.   The approach outlined 
in the 1988 report, titled  ȰDEVELOPMENT OF A NITRATE DILUTION MODEL FOR LAND 
53% 0,!..).' ). 4(% 34!4% /& .%7 *%23%9ȱ, formed an important underpinning for 
the residential densities recommended for the CR-1 and CR-2 Districts established in the 
2003 Land Use Plan. 
 
The GSR-32 method, developed by New Jersey Geological Survey (NJGS), quantifies 
ground water recharge according to climatic factors, soil types, and land cover distribution 
on 
a given site. GSR-32 estimates annual groundwater recharge (in inches) and is the accepted 
standard for determining groundwater recharge throughout New Jersey. Since GSR-32 
utilizes soil permeability to evaluate recharge potential, without consideration of the 
underlying geology and its potential to store groundwater, it may overstate the potential 
for percolating runoff to become groundwater in hard rock aquifers..  Based on GSR-32, a 
residential unit  in Bernards unsewered areas should have at least 5 acres of recharge area 
ÁÎÄ ÍÁÙ ÒÅÑÕÉÒÅ ÁÓ ÍÕÃÈ ÁÓ χ ÁÃÒÅÓ ÉÎ "ÅÒÎÁÒÄÓȭ ÓÏÕÔÈÅÒÎÍÏÓÔ ÓÅÃÔÏÒȢ 
 
Since the preparation of the 2003 Master Plan, Bernards retained Professional Geologist 
-ÁÔÔÈÅ× -ÕÌÈÁÌÌȟ 0' ÔÏ ÐÒÅÐÁÒÅ Á ςππψ ÇÒÏÕÎÄ×ÁÔÅÒ ÅÖÁÌÕÁÔÉÏÎ  ɉȬ%ÖÁÌÕÁÔÉÏÎ ÏÆ 
'ÒÏÕÎÄ×ÁÔÅÒ 2ÅÓÏÕÒÃÅÓ ÏÆ "ÅÒÎÁÒÄÓ  4Ï×ÎÓÈÉÐȟ 3ÏÍÅÒÓÅÔ #ÏÕÎÔÙȟ .Å× *ÅÒÓÅÙȱɊ ÔÈÁÔ ÈÁÓ 
again called attention to the need for lower development densities in unsewered areas to 
protect groundwater from septic contamination. 

 

The groundwater management strategy from the 2003 Master Plan in the CR-1 and CR-2 
Districts seeks to limit the degradation of groundwater while also permitting appropriate uses 
of land.  The Plan seeks to program uses of land that can conserve and manage limited 
resources, while also permitting development at densities that limit degradation and serve to 
better protect the potability and availability of groundwater resources.  New DEP standards 
will require a further evaluation of the minimum lot criteria needed to meet this state 
mandate. 

 

)Î ÕÎÓÅ×ÅÒÅÄ ÁÒÅÁÓȟ "ÅÒÎÁÒÄÓ 4Ï×ÎÓÈÉÐȭÓ -ÁÓÔÅÒ 0ÌÁÎ ÐÒÏÐÏÓÅÓ ÔÏ ÁÃÈÉÅÖÅ ÔÈÅ 
objectives of the State Plan through zoning techniques that avoid sprawl.  A key 
Mulhall finding (page 69) calls attention to the need for adequate recharge areas to 
dilute septic system contaminants: 

 

Within the small portion of the township underlain by Precambrian 
rocks, recharge areas open to infiltrating precipitation ranging from 
9.3 to 12.9 acres are necessary to ensure adequate recharge is 
available to dilute septic system contaminants that migrate into 
bedrock aquifers in this area. Given the very low replenishment rate 
of the Preakness Basalt, if septic system contaminants migrate into 
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the same fractures used for water supply, recharge to the equivalent 
of 23 to 67 acres will be necessary to adequately dilute the nitrates in 
these discharges to the current antidegradation level. Within the 
slightly more than 2400 acres underlain by the Jurassic sedimentary 
rocks, recharge to 7.3 acres will be necessary for diluting nitrates in 
septic system discharges to a concentration of 5.8 mg/l. 

 
Thus, Mulhall concludes that the minimum recharge areas per septic system for the 
aquifers that underlie the CR-1 and CR-2 Districts are generally comparable to or in excess 
of the 7-acre and 10-acre minimum lot criteria recommended in the 2003 Master Plan.   
 
While the proposed CR-1 and CR-2 Districts recommend reductions in residential density 
to reflect the natural carrying capacity of the land, minimum lot criteria is only one way to 
address this concern.  Bernards Township should continue to explore other policy and 
regulatory options that could become useful in the future. 
 

The surface water resources of the Township also merit protection.  Streams in the Township 
are headwaters to the Dead River and Harrisons Brook, which flow to the Passaic River.  
Headwaters are particularly vulnerable to degradation because of the limited available flow, 
and any degradation in headwaters is transferred downstream throughout the surface water 
system.   DEP regulations have expanded the riparian buffer areas applicable to Category 1 
streams, and Bernards should amend and update stream corridor regulations to reflect all 
current DEP buffer standards.   

 

Bernards includes some high quality stream segments in the northern portion of the 
Township, including trout production waters, and streams in the Township that are 
headwaters to the $ÅÁÄ 2ÉÖÅÒ ÁÎÄ (ÁÒÒÉÓÏÎȭÓ "ÒÏÏËȟ ×ÈÉÃÈ ÆÌÏ× ÔÏ ÔÈÅ 0ÁÓÓÁÉÃ 2ÉÖÅÒȢ  
Classifications of surface water in Bernards Township include trout production, trout 
maintenance and non-ÔÒÏÕÔ ÃÁÔÅÇÏÒÉÅÓȢ  4ÈÅ .*$%0 ÄÅÓÉÇÎÁÔÅÓ ÓÔÒÅÁÍÓ ÁÓ ȰÔÒÏÕÔ ÐÒÏÄÕÃÔÉÏÎȱ ÉÆ 
the stream is capable of supporting the spawning of trout and these waters are considered an 
indicator of very high quality water.  Trout maintenance streams are those designated by the 
DEP as supporting trout throughout the year, while non-trout waters are generally not 
suitable for trout because of their physical, chemical, or biological characteristics.  However, 
non-trout waters may be suitable for a wide variety of other fish species.  

 

In addition to the protection of groundwater and surface water resources, the CR-1 and CR-2 
Districts respond to the goals of conserving significant elements of the remaining rural 
countryside.  The rural character that pervades the edges of Bernards Township, which 
includes scenic vistas, wooded hillsides, agricultural fields, expansive floodplains and historic 
settlements, is highly susceptible to degradation.  Full development at permitted densities has 
consumed most of the countryside, and even when clustered, has produced minor 
conservation acreages which generally contain critical lands (wetlands, flood plains, steep 
slopes, etc.) of limited utility in preserving the rural character of the community.   
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As development proceeds in Bernards Township, continuing attention will be required to 
prevent the dramatic alteration of the remaining rural character to accommodate traffic 
movements and increased traffic volumes.  When these alterations occur, roadside features 
(trees, hedgerows, stone rows, etc.) and alignments (narrow cartways and winding 
alignments) can be compromised and lost. Rural character frequently undergoes a subtractive 
process of change that results in conversion of the landscape to a more suburban appearance 
with the associated environmental and traffic impacts.   

 

"ÅÒÎÁÒÄÓ 4Ï×ÎÓÈÉÐȭÓ ÖÉÓÉÏÎ ÆÏÒ ÔÈÅ ÆÕÔÕÒÅ ÏÆ ÐÁÒtially developed lands is consistent with the 
smart growth principles of the State Plan, intended to deter sprawl. Residential zoning, which 
ÈÁÓ ÂÅÅÎ ÐÅÒÃÅÉÖÅÄ ÁÓ Á ÓÏÒÔ ÏÆ ȰÂÁÓÉÃ ÒÉÇÈÔȱ ÏÆ ÌÁÎÄÏ×ÎÅÒÓ ÔÈÒÏÕÇÈÏÕÔ .Å× *ÅÒÓÅÙȭÓ 
countryside, has proven to be a root cause of sprawl.  As efforts to hold back the tide of 
suburban sprawl have found the support of State planning efforts in New Jersey and around 
the country, a clearer focus has been brought to the problems created by sprawl, and the 
benefits to alternative patterns of development.     

 
7ÈÉÌÅ Á ÒÁÎÇÅ ÏÆ ÄÅÆÉÎÉÔÉÏÎÓ ÏÆ ÓÐÒÁ×Ì ÁÒÅ ÁÄÖÁÎÃÅÄ ÉÎ ÔÈÅ ÐÌÁÎÎÉÎÇ ÌÉÔÅÒÁÔÕÒÅȟ 7ÅÂÓÔÅÒȭÓ 
Dictionary puts it clearly - ȰÔÏ ÓÐÒÅÁÄ ÏÕÔ ÉÎ ÁÎ Á×Ë×ÁÒÄȣ×ÁÙȟ ÓÏ ÁÓ ÔÏ ÔÁËÅ ÕÐ ÍÏÒÅ ÓÐÁÃÅ 
ÔÈÁÎ ÉÓ ÎÅÃÅÓÓÁÒÙȱȢ  )Î ÕÎÓÅ×ÅÒÅÄ ÁÒÅÁÓȟ "ÅÒÎÁÒÄÓ 4Ï×ÎÓÈÉÐȭÓ -ÁÓÔÅÒ 0ÌÁÎ ÐÒÏÐÏÓÅÓ ÔÏ 
achieve the objectives of the State Plan through zoning techniques that avoid sprawl.  
Permitted land development options will promote intelligent land use patterns. 
  
The rural character of the less developed portions of Bernards Township is highly 
susceptible to degradation.  Thus, land use regulations should encourage patterns of 
development that respect and retain the Bernards countryside character to the greatest 
extent possible.  In the CR-1 District, where restrictive bedrock geology prevails, 
conventional subdivision will be permitted at a maximum density of one unit per ten acres, 
which may occur on 10 acre lots.  However, to encourage land development patterns that 
are more conservative of natural featÕÒÅÓȟ ÆÁÒÍÌÁÎÄ ÁÎÄ ÏÔÈÅÒ ÏÐÅÎ ÌÁÎÄÓȟ ȰÏÐÅÎ ÌÁÎÄÓȱ 
ÃÏÎÓÅÒÖÁÔÉÏÎ ÓÕÂÄÉÖÉÓÉÏÎ ÄÅÓÉÇÎÓ ÁÒÅ ÉÎÃÅÎÔÉÖÉÚÅÄ ×ÉÔÈ ÁÎ ȰÏÐÅÎ ÌÁÎÄÓ ÃÏÎÓÅÒÖÁÔÉÏÎ 
ÄÅÎÓÉÔÙȱȢ   
 
Based on a plan of fully-conforming lots, open lands conservation subdivisions will be 
permitted a 50% open lands conservation density increase over the number of units 
possible in a conforming plan.  This density is permitted when at least 50 percent of a tract 
ÒÅÍÁÉÎÓ ÉÎ ÏÎÅ ÌÁÒÇÅ ȰÏÐÅÎ-ÌÁÎÄÓȱ ÐÁÒÃÅÌȟ ÄÅÅÄ-restricted to permit no more than one single-
family dwelling (and its accessory uses and structures) with the balance to be used for 
natural resource conservation and/or agricultural uses.  To achieve the desired pattern of 
development, the conservation subdivision would permit lots as small as three (3) acres.    
 
In the CR-2 District, conventional subdivision may occur at a maximum density of one unit 
per seven acres, which can be arranged on lots of at least 7 acres.  When the open lands 
conservation subdivision option is employed, a 50% open lands conservation density 
increase is permitted over the number of units possible in a fully conforming plan, when at 
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least 33%-40% percent of a tract remains in 
ÏÎÅ ÌÁÒÇÅ ȰÏÐÅÎ-ÌÁÎÄÓȱ ÐÁÒÃÅÌȟ ÄÅÅÄ-restricted 
to permit no more than one single-family 
dwelling (and its accessory uses and 
structures) with the balance to be used for 
natural resource conservation and/or 
agricultural uses.  The permitted development 
may occur on lots of at least 3 acres, provided 
at least 33%-40% of the tract remains in the 
open lands residential parcel. 
 
   
Protection of scenic resources can benefit by 
techniques such as scenic corridor designation 
and the use of scenic corridor setbacks.  Within 
the CR-1 and CR-2 Districts, new construction 
should be set back behind natural features in 
the landscape, such as hedgerows and tree 

lines to preserve existing view sheds and vistas.  Where these features do not occur in the 
terrain, setbacks should be at least 200 feet from public rights-of-way, unless the prevailing 
setbacks of adjacent dwellings are substantially less than 200 feet, in which case a 100 feet 
minimum setback should apply. 
 
The CR-1 and CR-2 Districts will work to advance the objectives of the Conservation Plan 
Element by setting aside and preserving open space land that would otherwise be 
developed to remain as open space.  By maintaining 33% to 50% open lands on a parcel, 
significant elements of the rural country-side and natural landscape can be permanently 
preserved.  The open space requirements in the CR-1 and CR-2 conservation subdivision 
options are designed to promote a more sustainable future by respecting the limited 
carrying capacity of these areas and protect valuable natural resources.  These resources 
include valuable ecosystems, interconnected forests, wetlands and flood plains, interior 
and edge habitats, grasslands, stream corridors and headwaters.  These environmentally 
sensitive areas provide a multitude of benefits for Bernards' residents and promote an 
overall healthy natural environment. 
 
To assure that owners of existing lots of record are not hindered in their ability to 
construct new dwellings or adapt existing homes with additions or modifications, a 
grandfather provision is recommended to allow construction or reconstruction of a home 
according to standards that relate to the size of the lot. Such a provision provides 
appropriate bulk standards to permit reasonable utilization of existing lots.  
 

Low-Density Districts  
 
The R-1 and R-2 districts provide for residential development at densities between 1 and 2 
acres per unit. Lands within these district s include the lower density residential clusters, 

Significant portions of the natural 

landscape can be preserved as Open 

Lands where 33%-50% of a parcel will 

remain undeveloped 
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which are located along Somerville Road, just north and south of Allen Road, at Martinsville 
Road, and in the northernmost portion of the Township at Butternut Lane.  
 

Medium Density Districts  
 
The majority of residential land use in the Township includes medium density residential 
districts. Here the established character is dominated by lots of one acre or less and 
includes lots as small as 1/4 acre.. This district represents the heartland of Bernards 
Township, extending from north of I-287 and southward through the central portion of the 
Township.  
 
Fellowship Village, a continuing care 
retirement community, is located in the R-2 
District as a conditional use.  Sunrise Assisted 
Living has been constructed as a conditional 
use in the R-6 District.  The Medium-Density 
District is also found at the Hills Planned Unit 
Development (PUD), where the established 
lot sizes for single-family dwellings range 
between 1/5 acre and 8 acres. This Medium- 
Density District amalgamates the lower and 
higher density single-family portions of the 
Hills and the golf course, for the average 
medium character throughout this area.  
 
These districts include established 
neighborhoods as well as newer 
neighborhoods where quality of life concerns are of significant importance. Protecting 
neighborhood character and managing change in these neighborhoods is a significant 
planning objective.  A Medium-Density residential district is also situated at ÔÈÅ 4Ï×ÎÓÈÉÐȭÓ 
southeastern most point, just west of King George Road along the Dead River.  
 

Multi -Family Districts  
 
These districts permit multiple family residential uses including apartments, 
condominiums, and townhouses. These areas are located within the Hills PUD, south of 
Valley Road at Society Hill, the Cedars, Spring Ridge and Crown Court Planned Residential 
$ÅÖÅÌÏÐÍÅÎÔÓ ɉ02$ȭÓɊȢ !ÄÄÉÔÉÏÎÁÌ 02$ȭÓ ÁÒÅ ÌÏÃÁÔÅÄ ÁÌÏÎÇ 3ÏÕÔÈ -ÁÐÌÅ !ÖÅÎÕÅ ɉ4ÈÅ 
Barons), along Lord Stirling Road (Lord Stirling Village), off of North Maple Avenue (Maple 
Run), north of Mt. Airy Road (Countryside) and east of Knollcroft Road (The Ridge). There 
is also a Multi-Family District, which includes the Ridge Oak Senior Housing Complex, east 
of South Maple Avenue.  
 

Multi-Family districts contain higher 

density housing, including townhouses, 

apartments and condominiums. 
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FARMLAND PRESERVATION 
 
As seen on Table II-4, Class 3A land in Bernards Township actually increased since 2003, 
with an addition of 128 acres bringing the 2007 total to 621 acres.  This gain was more 
than offset, however, by the loss of over 520 acres of Class 3B farm assessed land. 
 

TABLE II-4 FARMLAND-ASSESSED ACREAGE IN BERNARDS TOWNSHIP 
2003 and 2007  

PROPERTY CLASS ACRES 2003 ACRES 2007 Change 
3A (Farm Regular) 493.0 620.9 127.9 
3B (Farm Qualified) 999.6 476.9 -522.6 

 
Farmland and agricultural activities continue to be an important part of the rural character 
that remains in Bernards, and the Township has aggressively pursued farmland 
preservation in the interim.  Since 2003 Bernards Township has done a remarkable job 
preserving farmland and other open spaces in this otherwise highly-developed setting.  
These efforts have resulted in the addition of farms and open spaces as detailed in the 2008 
Reexamination Report, ÁÎÄ ×ÉÌÌ ÂÅ Á ÐÅÒÍÁÎÅÎÔ ÐÁÒÔ ÏÆ ÔÈÅ 4Ï×ÎÓÈÉÐȭÓ ÒÕÒÁÌ ÃÏÕÎÔÒÙÓÉÄÅ 
and recreational assets. 
 
To advance the goal of permanent preservation of agricultural lands a Farmland 
Preservation Plan Element has been prepared which identif ies farmland-assessed parcels 
within the Township, characterizes the agricultural industry in Bernards and identifies 
methods to preserve farmland and active agricultural uses.  
 
The Farmland Preservation Plan is based on detailed information regarding Bernards 
4Ï×ÎÓÈÉÐȭÓ ÁÇÒÉÃÕÌÔÕÒÁÌ ÌÁÎÄ ÂÁÓÅȟ ÔÈÅ ÁÇÒÉÃÕÌÔÕÒÁÌ ÉÎÄÕÓÔÒÙ ÁÎÄ ÉÔÓ ÓÕÓÔÁÉÎÁÂÉÌÉÔÙȟ ÒÅÔÅÎÔÉÏÎ 
and promotion.  Bernards TownshiÐȭÓ ÆÕÔÕÒÅ ÆÁÒÍÌÁÎÄ ÐÒÅÓÅÒÖÁÔÉÏÎ ÐÒÏÇÒÁÍ 
acknowledges economic development and natural resource conservation concerns to 
shape a plan for long term viability. 
 
Given the limited amount of farmland-
assessed land remaining in Bernards 
Township (roughly 1,100 acres), it is 
reasonable to assume that a fair amount of it 
can be permanently preserved through a 
variety of means.  Adoption of a Farmland 
Preservation Plan Element enables the 
township to submit applications to the State 
Agricultural Development Committee (SADC) 
for Farmland Preservation Planning Incentive 
Grants (PIGs).  This program allows the 
Township to identify local preservation 
priorities, and to acquire easements without 
the competitive ranking required in the 

Actively farmed lands contribute to the 

rural character of the Township. 
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traditional Farmland Preservation Program. 
 
Initial preservation efforts should be focused in the CR-1 and CR-2 districts, which contain 
896 farm-assessed acres.  By focusing efforts here, financial assistance can be extended to 
working family farms, providing a measure of stability and vehicle to finance the 
continuation of agricultural activities.  Additionally, preservation of farmland advances the 
basic rural character and conservation objectives of this Land Use Plan and the 
Conservation Plan.  
 
The Township should assess the best ways to promote agriculture as a business.  A first 
step to this end would be adoption of a right to farm ordinance, to be included in the Land 
Use Ordinance.  Right to farm offers protection from nuisance complaints related to 
agricultural operations, typically from non-farm neighbors. Along with adoption of a right 
to farm ordinance, agriculture should be listed as a permitted use in the appropriate zones.  
 
NEIGHBORHOOD CONSERVATION AND PROTECTION 
 
A primary objective of this Land Use Plan is to maintain the character of established 
neighborhoods, and to protect the quality of life in these areas.  While substantial 
undeveloped portions of the community will develop at a lower intensity as a result of this 
amendment, this Master Plan sets as a key objective the protection and enhancement of the 
established residential character that pervades much of Bernards Township. 
 
4ÈÅ "ÏÁÒÄ ÈÁÓ ÅØÐÒÅÓÓÅÄ ÃÏÎÃÅÒÎÓ ÁÂÏÕÔ ÔÈÅ ȰÔÅÁÒÄÏ×Îȱ ÓÙÎÄÒÏÍÅ ×ÈÅÒÅ ÓÍÁÌÌÅÒȟ ÏÌÄÅÒ 
homes are replaced with larger new homes, frequently callÅÄ Ȱ-Ã-ÁÎÓÉÏÎÓȱȢ  4ÅÁÒÄÏ×ÎÓ 
ÃÁÎ ÄÅÓÔÒÏÙ ÔÈÅ ÆÁÂÒÉÃ ÏÆ ÅÓÔÁÂÌÉÓÈÅÄ ÎÅÉÇÈÂÏÒÈÏÏÄÓȟ ÂÙ ȰÕÎÐÌÕÇÇÉÎÇȱ ÁÎ ÅØÉÓÔÉÎÇ ÈÏÍÅ ÁÎÄ 
replacing it with a much larger and different house.  In desirable locations, the lure of a 
profitable real estate investment can have significant negative effects on neighborhood 

character.  This can also be problematical 
when oversized lots are subdivided for 
further development, or multiple small lots 
are combined for redevelopment with a 
larger building.   
 
The 2003 Land Use Plan advanced a variety 
of strategies designed to maintain the 
existing residential fabric and the scale and 
character of established neighborhoods.  It 
also cited the need to revue a variety of 
techniques, to preserve neighborhood 

character, including floor area ratio 
restrictions, enhanced setbacks, revised 
building coverage standards, building 
placement, maximum building size 

Neighborhood conservation and protection 

policies seek to preserve the character of 

places such as Basking Ridge. 
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limitations, and residential lot suitability standards. 
 
In the interim, the Planning Board and Township Committee have examined these 
techniques and adopted lot suitability standards, rejected maximums on FAR or house size, 
and did not yet conclude whether other techniques should be employed. 
 
The review of these techniques resulted in the following Township actions or 
determinations to date: 

 
Technique Ordinance Adopted Undecided 

Enhanced setbacks  x 
Lot coverage  x 
Lot suitability standards x  
Lot of record restrictions  x 
Building placement   x 
Side yard setbacks x  
Irregular lot frontage x  
Natural resource deductions x  
Building height measurement x  

 
The undecided column outlines a number of regulatory approaches 
that merit further review, including building location on the lot 
(setback, placement), lot coverage and lot of record restrictions.  
These are described below. 

 
Enhanced Setbacks 

 
The Board is also concerned with intrusion of new construction 
along existing roadways, which require the removal of existing 
roadside vegetation and scar the existing rural landscape. Major 
view sheds and vistas, valuable and unique visual resources, and 
roadside features can be protected using enhanced setback 
ÒÅÇÕÌÁÔÉÏÎÓȟ ×ÈÅÒÅ ÎÅ× ÃÏÎÓÔÒÕÃÔÉÏÎ ÁÌÏÎÇ ÔÈÅ 4Ï×ÎÓÈÉÐȭÓ ÅØÉÓÔÉÎÇ 
roadways is situated behind these existing scenic resources, 
including existing hedgerows, tree lines, and other natural features 
in the landscape. 
 

Lot Coverage  
 
Lot coverage standards have evolved in response to a number of 
legitimate public policy concerns.  Environmental protection and 
conservation of natural resources are principal objectives, with 
water quality among the major concerns.  Retaining native 
vegetation, particularly mature trees, and limiting runoff-
generating coverage plays a significant role in protecting both 
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water quality and neighborhood character,  Coverage standards also limit the intensity of 
the built environment, and can play a major role in conserving neighborhood character by 
limit ing ÔÈÅ ÉÍÐÁÃÔ ÏÆ ȰËÎÏÃË-ÄÏ×Îȱ ÒÅÄÅÖÅÌÏÐÍÅÎÔ ÏÒ ÏÖÅÒÌÙ ÁÍÂÉÔÉÏÕÓ ÁÄÄÉÔÉÏÎÓ ÔÏ 
existing buildings.  These standards limit the footprint area of buildings and other 
impervious surfaces, and can help to limit the scale of new development and the extent of 
vegetation removal, which is important to maintaining neighborhood character.  The 
Township should investigate flexible approaches to coverage limits for buildings and other 
improvements, particularly where enhanced stormwater management is important. 
 

Lot-of-Record Restrictions 
 
One technique for preventing the consolidation of multiple lots and removal of existing 
buildings is to limit the use(s) permitted in any speciÆÉÃ ÚÏÎÅ ÔÏ Á ȰÌÏÔ-of-ÒÅÃÏÒÄȱȟ ÔÈÁÔ ÉÓȟ Á 
parcel existing as of a certain date.  Restrictions on the use of lots-of-record are intended to 
prevent the combination of lots into larger parcels to create larger development 
opportunities.  When this happens, the scale and character of established neighborhoods 
can be radically altered, as it results in fewer buildings of larger size through the merger of 
lots and elimination of side yard requirements. This can result in larger and wider 
ÂÕÉÌÄÉÎÇÓȟ ÓÉÎÃÅ ÔÈÅ ȰÄÉÓÁÐÐÅÁÒÉÎÇȱ ÓÉÄÅ ÙÁÒÄÓ ÃÁÎ ÎÏ× ÈÏÕÓÅ ÂÕÉÌÄÉÎÇ ÁÒÅÁȢ )Î ÔÈÅ ÅØÁÍÐÌÅ 
here, if the envelopes of the two former lots could each hold a 1,000 square foot footprint, 
ÔÈÅ ȰÎÅ×ȱ ÅÎÖÅÌÏÐÅ ÃÏÕÌÄ ÆÉÔ Á σȟπππ ÓÑÕÁÒÅ ÆÏÏÔ ÆÏÏÔÐÒÉÎÔȢ 
 
Lot-of-record restrictions can acknowledge the use and level of existing development and 
place appropriate controls on bulk and intensity. By limiting the combined lots to their 
former development potential as individual lots (total building coverage, total impervious 
coverage and setbacks), such restrictions work to prevent the consolidation of two existing 
ÌÏÔÓȟ ÅÌÉÍÉÎÁÔÉÏÎ ÏÆ ÔÈÅ ÉÎÔÅÒÖÅÎÉÎÇ ÓÉÄÅ ÙÁÒÄ ÁÎÄ ÃÒÅÁÔÉÏÎ ÏÆ ÁÎ ȰÏÖÅÒÓÉÚÅÄȱ ÌÏÔ ÔÈÁÔ ÃÏÕÌÄ 
accommodate a substantially larger building. 
 

Building Placement  
 
Zoning regulations have tyÐÉÃÁÌÌÙ ÒÅÑÕÉÒÅÄ ÔÈÅ ÐÌÁÃÅÍÅÎÔ ÏÆ ÂÕÉÌÄÉÎÇÓ ×ÉÔÈÉÎ ÁÎ ȰÅÎÖÅÌÏÐÅȱ 
established by the minimum front, side and rear yards. Except for the limitations imposed 
ÂÙ ÆÌÏÏÒ ÁÒÅÁ ÏÒ ÃÏÖÅÒÁÇÅ ÃÏÎÔÒÏÌÓȟ ÔÈÅ ÂÕÉÌÄÉÎÇ ÅÎÖÅÌÏÐÅ ÍÁÙ ÂÅ ȰÆÉÌÌÅÄ ÕÐȱ ÂÙ ÔÈÅ ÁÄÄÉÔÉÏÎ 
of the unused development rights that remain to be acted out.  Frequently, desirable 
residential and mixed-use locations are affected by market forces, which make it attractive 
to alter the prevailing character by capturing the additional development potential.  
However, it is frequently this real estate investment incentive, which destroys or 
dramatically alters neighborhood character.  In residential neighborhoods, where some 
homes have been built at the minimum front yard setback while others have been set 
substÁÎÔÉÁÌÌÙ ÆÕÒÔÈÅÒ ÂÁÃËȟ ÔÈÅ ÒÅÓÕÌÔÓ ÃÁÎ ÂÅ Á ȰÆÒÏÎÔ ÙÁÒÄ ÖÓȢ ÂÁÃË ÙÁÒÄȱ ÁÒÒÁÎÇÅÍÅÎÔȢ  )Î 
ÔÈÉÓ ÓÅÔÔÉÎÇȟ ÏÎÅ ÒÅÓÉÄÅÎÔȭÓ ÆÒÏÎÔ ÄÏÏÒ ÆÁÃÅÓ ÁÎÏÔÈÅÒ ÒÅÓÉÄÅÎÔȭÓ ÁÃÃÅÓÓÏÒÙ ÕÓÅÓ ɉÉȢÅȢ - pools, 
fences, dog runs) and outdoor living areas in the rear yard, compromising the privacy of 
these areas. 
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 4ÈÅ Ȱ.Å× 5ÒÂÁÎÉÓÍȱ ÄÅÓÉÇÎ ÁÐÐÒÏÁÃÈ ÒÅÑÕÉÒÅÓ ÔÈÁÔ ÎÅ× Ä×ÅÌÌÉÎÇÓ ÂÅ ÂÕÉÌÔ ÁÔ Á 
comparable front yard setback, creating a relationship where front yards are fairly 
consistent across a block and rear yard areas are preserved throughout the neighborhood 
for those more private activities appropriate to rear yards.  While the New Urbanism 
sometimes attempts to dictate architectural styles and may require porches, specific types 
of fences or other details, the theory that underpins these designs seeks to recreate 
neighborhood forms found desirable and workable in the past.  However, in the era of 
increasingly large lots, which include flag lots and other atypical arrangements, 
juxtapositions of formal and informal spaces will become more common and potentially 
troublesome. 
 
)Æ Á υπȭ ÆÒÏÎÔ ÙÁÒÄ ×ÁÓ ÒÅÑÕÉÒÅÄ ×ÈÅÎ Á ÎÅÉÇÈÂÏÒÈÏÏÄ ×ÁÓ ÂÕÉÌÔȟ ÍÏÓÔ ÈÏÍÅÓ ×ÅÒÅ ÔÙÐÉÃÁÌÌÙ 
located at or near the minimum setback.  However, as scattered redevelopment overtakes 
some of these neighborhoods, motivated by an attractive commuting location and desirable 
community facilities services and schools, the cost of driveway paving is no impediment to 
locating a replacement dwelling substantially further back from the street than the 
neighboring dwellings.  Thus, as this problem proceeds, a checkerboard of mismatched 
neighborhood relationships can evolve and the perception of a traveler through such 
neighborhoods is one of transition and change, not of consistency and cohesiveness. 
 
Requiring both a minimum and maximum front yard setback requirement can help to 
ÁÄÄÒÅÓÓ ÔÈÉÓ ÃÏÎÃÅÒÎȢ  )Æ ÔÈÅ ÔÙÐÉÃÁÌ ÆÒÏÎÔ ÙÁÒÄ ÓÅÔÂÁÃË ÉÎ ÔÈÅ ÎÅÉÇÈÂÏÒÈÏÏÄ ÉÓ υπ ÔÏ φπȭȟ ÉÔ 
may be appropriate to require that new or replacement dwellings be located no closer than 
υπȭ ÁÎÄ ÎÏ ÆÕÒÔÈÅÒ ÂÁÃË ÔÈÁÎ φπȭ ÁÌÏÎÇ ÔÈÅÉÒ ÆÒÏÎÔ ÂÕÉÌÄÉÎÇ ÌÉÎÅȢ  4ÈÅ ÍÁÉÎÔÅÎÁÎÃÅ ÏÆ Á 
uniform front yard can help to retain the feeling of neighborhood character.   
 

Maximum Building Width  
 
Another technique for avoiding the introduction of buildings that are out of scale with their 
surroundings is a control overall building width .  This can help to retain the small scale and 
individual character of individual building elements.  A maximum building width 
requirement can prevent buildings from becoming out of scale with their surroundings, 
when such maximum building width standards are properly gauged to neighborhood 
character.  Regulating building width based on lot width may prove useful, since a large 
house can be less obtrusive when it sits deep on the lot, which can hide the massiveness. 
The scale and character of historic villages is also a major concern, and Liberty Corner and 
Basking Ridge stand as testimonials to the historic past of Bernards Township.    These 
mixed-use village areas have a fabric, which is susceptible to damage by the removal and 
replacement of older and smaller buildings with new larger buildings.  Yet, in many cases, 
prevailing zoning standards permit a building envelope, based on setbacks, coverage and 
other standards, which can accommodate substantially more development than the historic 
forms. Strategies should be directed at preventing the removal of older homes or other 
buildings that play a key role in the streetscape and unique character of these historic 
areas. 
 




