INTRODUCTION
INTRODUCTION

The Municipal Land Use Law directs a Planning Board to prepare a Periodic Reexamination Report every six years that identifies and describes the following:


a.
The major problems and objectives relating to land development in the municipality at the time of the adoption of the last reexamination report.


b.
The extent to which such problems and objectives have been reduced or have increased subsequent to such date.


c.
The extent to which there have been significant changes in the assumptions, policies and objectives forming the basis for the master plan or development regulations as last revised, with particular regard to the density and distribution of population and land uses, housing conditions, circulation, conservation of natural resources, energy conservation, collection, disposition and recycling of designated recyclable materials, and changes in State, county and municipal policies and objectives.


d.
The specific changes recommended for the master plan or development regulations, if any, including underlying objectives, policies and standards, or whether a new plan or regulations should be prepared.


e.
The recommendations of the planning board concerning the incorporation of redevelopment plans adopted pursuant to the “Local Redevelopment and Housing Law,” P.L. 1992, c.79 (C.40A:12A-1 et seq.) into the land use plan element of the municipal master plan, and recommended changes, if any, in the local development regulations necessary to effectuate the redevelopment plans of the municipality.

This document serves as both the Reexamination Report that is due for this year and as a new Master Plan.  It both reexamines and updates the previous Master Plan for the Borough of Ramsey, prepared and adopted by the Planning Board in 1994.  It identifies recent changes in and recommended future zoning and land use policies.  It reinforces the Borough's long-standing goals and objectives for the protection and reinforcement of 

its established residential neighborhoods and commercial areas and discusses additional ways to achieve those goals.

The Ramsey Planning Board prepared its last Reexamination Report in the year 2000.  That document reviewed, but did not amend the 1994 Master Plan, as this 2006 Reexamination Report does.  The Borough's previous Master Plans were prepared in 1994, 1988, 1978 and 1961.  The 1994 Master Plan was last amended in 2004.

This 2006 Master Plan does not alter any of the still relevant material and policies in the 1994 Master Plan, as amended.  Rather, it expands and updates the material and policies in the previous document in light of changes in State laws and regulations and evolving local land use policies.  

The 2006 Master Plan incorporates, as an addendum, the Housing Element and Fair Share Plan prepared by Dean Boorman and Associates and adopted by the Planning Board in 2005 and also includes the Stormwater Management Plan adopted by the Planning Board in 2004, in compliance with NJDEP's new Stormwater Management regulations.  

The 2005 Housing Element and Fair Share Plan has been submitted to the New Jersey Council on Affordable Housing (COAH) along with a petition for third round Substantive Certification.  Action by COAH on the Borough's petition is still pending.  

HISTORICAL REVIEW

The Borough of Ramsey is essentially a fully developed community with little opportunity for new development.  

The history of Ramsey dates back to the Revolutionary War period.  Ramsey was completely rural with Franklin Turnpike being the main artery of travel.  Agriculture was the primary occupation with strawberries as the main crop of the region.  With the construction of the Paterson and Ramapo railroad in 1848, a village began to form centered around Main Street and the railroad.  In 1892 a school was built on North Central Avenue.  Today that building serves as the Borough's Municipal Building.

In 1908, Ramsey was incorporated as a Borough, separating itself from the portion of Ho-Ho-Kus Township that is now known as Mahwah Township.  Growth between 1920 and 1940 continued at a moderate pace.  However, the birth of the "baby boomers" after World War II, coupled with the exodus of urban dwellers from the cities, transformed towns like Ramsey into suburban residential communities.  

The Borough encompasses an area of 5.9 square miles.  According to the 2000 Census, Ramsey has a population of 14,351 persons, an increase of 1,123 persons (7.9%) since 1990.  While remaining primarily a residential community, the Borough also has well defined centers for commercial and light industrial and research uses.

PLAN OBJECTIVES

The overarching goal of Ramsey's Master Plan is to provide necessary services to the community while maintaining a high quality of development.  This goal continues as the principal challenge for the Borough's future:  to safeguard the Borough's assets as a community in which to live and work and to enhance the quality of life for its residents.  The 2006 Master Plan reaffirms the need to preserve the existing development patterns established in the Borough.  Upgrading and strengthening the Borough's zoning regulations as needed, while resisting inappropriate development pressures, continue to be the major objectives of this Master Plan, as they were in 1994 and in all previous Master Plans.  

The goals and objectives of this Master Plan are essentially the same as they were in 1994, with minor changes to reinforce the planning principles already at work in Ramsey.  The Planning Board's current goals and objectives are as follows:

1.
The Borough of Ramsey has been, and should continue to be, a low density residential community.  With little vacant land, and no ability to increase the capacity of its streets to accommodate additional traffic, future development should be limited to infill development with single-family homes at zoned densities.  The Borough has met and exceeded its obligation to provide higher density multi-family housing to meet its State mandated affordable housing obligations, and there is no need to rezone for such uses in the future.

2.
Existing residential neighborhoods and zones should be maintained and protected with appropriate buffering.  Encroachments by commercial or other non-residential uses on residential neighborhoods and zones should be prohibited.  If achieving this objective necessitates amending the current zoning ordinance to strengthen it, then such amendments are recommended.

3.
The Borough should continue to upgrade its infrastructure by seeking County and State funding when available.

4.
There are already well defined retail areas throughout the Borough.  Rezoning parcels for additional or more intensive commercial use, especially on Route 17, which heavily impacts nearby residential areas, is not recommended.

5.
As private sector redevelopment of existing commercial properties continues, applicants should be required to upgrade their properties to meet new zoning standards.  Improvements in traffic patterns, attractive landscaped areas and open space, residential buffers, and aesthetic appearances are of prime importance in any redevelopment of a commercial property.

6.
The Borough should continue to oppose any attempts by neighboring communities to place developments along Ramsey's borders of either a 

commercial or higher density residential nature that would negatively impact existing development and undermine the existing zoning in Ramsey.

7.
Proposals for development that impact flood hazard areas, wetlands, steep slopes and woodlands should be closely scrutinized for compliance with NJDEP requirements as well as the Borough's Stormwater Management Plan and Ordinance.

8.
Current community facilities and services should be maintained.  Efforts to upgrade Ramsey's water facilities should continue.

Both of the two prior Master Plans for the Borough had recommended that the Borough resist the continuing pressure for more intense development and maintain the overall land use and zoning framework established for the community, and that is the mission of this 2006 Master Plan.

The major problems and objectives relating to land development in the previous (1994) Master Plan involved the disposition of a large vacant tract of land in the Borough.  

In 1994, the largest remaining tract of undeveloped land in the Borough was a 36 acre parcel located on Route 17, north of Airmount Avenue, known as the Krisujen tract.  The Krisujen tract was at that time zoned IP Industrial Park, a designation that allowed both laboratory and office uses.  Several developers had appeared before the Borough Council over the years seeking a rezoning to permit retail development of that tract.  The Borough determined that the increased traffic, congestion, land use impacts and public safety concerns associated with a major retail center would have a negative impact on the community.  The 1994 Master Plan recommended continuing the IP Industrial Park zoning on that property.  

In 2004, however, the Master Plan was amended to recommend the development of the Krisujen tract as a new PUD district, to include approximately 21 acres of age-restricted townhouses constructed at a low density, approximately 8.5 acres of commercial development (a car dealership and a restaurant), and 4.15 acres of public open space and recreational uses in a multi-purpose recreational complex with its own parking lot.  

Along with the recommendation favoring the creation of a low-intensity PUD zone on a tract that had been zoned for more intensive Industrial Park development, the Planning Board took the opportunity to strengthen the language in the 1994 Master Plan eschewing the use of variances by the Zoning Board of Adjustment (or Planning Board) to intensify the development of land in a manner inconsistent with the Master Plan as well as the adoption by the governing body of zoning changes inconsistent with the Master Plan.  

The need to strengthen the language in the Master Plan had been generated by a use variance approved by the Borough's Zoning Board of Adjustment to permit a 25 unit multi-family development on property zoned otherwise.  The amendment noted that "Especially for properties with older buildings around the central area of the Borough, there may be economic pressure for redevelopment for higher density housing, but this has an adverse impact on existing neighborhoods."

The 2004 amendment to the 1994 Master Plan put to rest the uncertainty associated with a large undeveloped parcel of land while reiterating and reaffirming the desire of the Planning Board to maintain the status quo elsewhere within the Borough.
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