1850 Burnt Mills Road — R‑10 Zoning Analysis
ZONING ANALYSIS
1850 Burnt Mills Road, Bedminster Township, NJ 07921
Block 62.01, Lot 2  •  R‑10 Rural Residential  •  ≈12.75 Acres

Executive Summary
The subject property is a 12.75‑acre parcel located in Bedminster Township’s R‑10 Rural Residential zone, the township’s largest residential district (covering approximately 70% of the municipality). Because the lot exceeds the 10‑acre minimum lot area, it is a conforming lot for R‑10 standards. R‑10 is permissive for residential and agricultural uses, but very restrictive for commercial recreation. The single most defensible non‑residential use category is “Open Air Club,” which is allowed by right; however, several uses commonly proposed for large tracts — including airports, golf courses, breweries, and commercial motorsports facilities — are either prohibited outright or not viable due to acreage and frontage requirements.
Part 1 — R‑10 Bulk and Yard Requirements
Per §13‑401A.4 of the Bedminster Township Land Management Ordinance.
	Requirement
	Detached Dwelling / Agricultural
	Houses of Worship / Schools / Open Air Clubs

	Min. lot size (inscribed circle diameter)
	500 ft
	500 ft

	Min. lot area
	10 acres
	10 acres

	Min. lot frontage
	50 ft
	250 ft

	Min. lot width / depth
	N.A. / N.A.
	450 ft / 450 ft

	Front yard setback
	200 ft (or 3 ft per 1 ft of bldg width for 10+ ac lots, whichever is greater)
	200 ft

	Side yard (each)
	100 ft (both combined ≥ 50% lot width)
	200 ft

	Rear yard
	100 ft
	200 ft

	Max. floor area ratio (FAR)
	8%
	3%

	Max. lot coverage
	Per §13‑401.3a Table 1 (tiered) — ~8.5% (~47,200 sf) for 12.75 ac
	5%

	Max. building height
	35 ft / 2½ stories
	50 ft (houses of worship)

	Accessory bldg setback to side/rear
	50 ft / 50 ft
	50 ft / 50 ft


 
Key Observations
1. Conforming lot. The 12.75‑acre property exceeds the 10‑acre minimum, satisfying lot area requirements for both detached‑dwelling and most non‑residential uses in R‑10.
1. Front setback formula matters. For lots 10 acres and larger, the front yard must equal the greater of 200 ft, or 3 ft of setback per 1 ft of principal building width. An 80‑ft‑wide residence would require a 240‑ft front setback.
1. Single dwelling unit only. R‑10 density is 0.1 units per acre — i.e., one detached dwelling per 10 acres. The 12.75‑acre lot supports one single‑family home (plus one Accessory Dwelling Unit under §13‑601.4 as a conditional use).
1. Coverage cap by tiered formula. Total impervious coverage is computed per §13‑401.3a Table 1 in stepped increments. For 12.75 acres, the maximum permitted coverage is approximately 47,200 sf (~8.5% of the lot).
Part 2 — Allowable Uses in the R‑10 Zone
Per §13‑401A.1 (Principal Permitted Uses), §13‑401A.2 (Accessory Uses), and §13‑601 (Conditional Uses).
Principal Permitted Uses (By Right)
These uses are permitted without requiring a conditional‑use approval, subject only to compliance with R‑10 bulk standards and applicable site‑plan review.
	Use
	Description / Notes

	Farms
	Includes agriculture, agronomy, animal husbandry, equestrian ownership/boarding/training, horticulture, and silviculture. This is the broadest by‑right use category.

	Detached dwelling unit
	One single‑family home (density 0.1 units/acre = 1 home per 10 acres).

	Public playgrounds, conservation areas, parks, public‑purpose uses
	Public or quasi‑public open‑space and civic uses.

	Houses of worship
	Church, synagogue, mosque, temple. Subject to higher bulk standards (250 ft frontage, 450 ft lot width/depth, 200 ft yards).

	Public or private day schools (K‑12)
	Must be NJ‑licensed. Nursery schools and day care centers are NOT permitted in R‑10.

	Open Air Clubs
	Broad category covering outdoor recreational clubs: tennis, swim, lawn bowling, cricket, archery, polo, equestrian, sporting clays, etc. Scope must be confirmed with the Zoning Officer.

	Private boarding schools
	Residential educational facilities.


 
Conditional Uses (Require Land Use Board Approval)
1. Facility to support agriculture (§13‑601.11) — barns, ag equipment storage, ag retail accessory to farm operation. Existing driveways must be utilized; no new driveway cuts.
1. Accessory Dwelling Unit (ADU) (§13‑601.4) — one ADU per principal dwelling permitted as a conditional use.
Conditional Uses NOT Available on This Lot
	Use
	Reason Not Available

	Airport
	§13‑601.3 restricts airports in R‑10 EXCLUSIVELY to Block 61, Lots 6 and 6Q (the existing Solberg‑Hunterdon area). This property is on Block 62.01 and is therefore NOT eligible.

	Golf Course / Golf Club
	§13‑601.9 requires a 250‑acre minimum lot area and 3,000 ft of frontage on a state or county road. The subject property is 12.75 ac — less than 6% of the required acreage.


 
Accessory Uses Permitted (§13‑401A.2)
Private swimming pools; tool sheds and storage buildings (max 20 ft height); trailers, boats, motor homes (conditional, per §13‑602.5); sports courts and recreational facilities; off‑street parking and private garages; fences and walls (max 7 ft, or 15 ft for tennis court fencing); permitted signage; residential agriculture; home office occupations; satellite dish antennas; accessory dwelling unit; modified home office; and solar PV systems (roof‑mounted, parking canopy, and ground‑mounted) per §13‑527.
Part 3 — Assessment of Specific Use Concepts
User‑Requested Examples
	Use
	Status
	Reasoning

	Airport
	NOT ALLOWED
	Restricted to Block 61, Lots 6/6Q only.

	Golf course
	NOT ALLOWED
	Requires 250 acres minimum (you have 12.75).

	Go‑kart track
	NOT ALLOWED
	Not a listed use; commercial motorsport does not fit “Open Air Club.” Would require a use variance, unlikely to be granted.

	Tennis club
	LIKELY ALLOWED
	Fits within “Open Air Club” as a principal permitted use; meets bulk standards.


 
MLS Marketing Concepts Cross‑Checked Against the Code
The MLS listing pitches the property as having “commercial & residential” potential. The code does not support this pitch — R‑10 is residential/agricultural with no general commercial allowance.
	MLS Concept
	Zoning Reality

	Wellness retreat
	Only viable if structured as a private boarding school, open air club, or house‑of‑worship retreat. A commercial spa/hotel is NOT permitted in R‑10.

	Brewery or distillery
	NOT a permitted use in R‑10. Would require a use variance; unlikely to be approved given residential/agricultural zone character.

	Equestrian facility
	PERMITTED BY RIGHT under “Farms — equestrian ownership, boarding and training.” Most defensible non‑residential concept for the lot.

	Garden center / farm stand
	A farm stand selling the farm’s own produce is part of “Farms” by right. A full commercial garden center selling third‑party goods would likely need a use variance.

	Generic “commercial” uses
	Not allowed. The MLS’s “commercial & residential” pitch is misleading for R‑10.


 
Part 4 — Realistic Use Concepts for a 12.75-Ac R‑10 Lot
The following uses are defensible without requiring a use variance, assuming compliance with bulk and design standards.
1. Single‑family estate home, sized up to the ~47,200 sf total coverage cap (residence + garage + driveway + patio + accessory structures).
1. Horse farm / equestrian boarding and training facility (matches the MLS pitch and fits cleanly under “Farms”).
1. Working farm — produce, livestock, hay, Christmas trees, orchard, vineyard, silviculture.
1. Plant nursery / horticultural operation.
1. Tennis club, swim club, lawn bowling club, cricket club, archery club, polo club, sporting clays / shooting club, or equestrian club, all under the “Open Air Club” category (scope to be confirmed with Zoning Officer).
1. Private boarding school.
1. House of worship (subject to meeting 450 ft lot width/depth and 250 ft frontage — verify against actual lot dimensions).
1. Private day school, K–12 (with NJ DOE licensing).
1. Conservation / parkland use.
1. Family compound model: principal residence plus one Accessory Dwelling Unit (conditional use, §13‑601.4).
 
Part 5 — Next Steps and Verification Items
Before committing to a particular development concept, the following items should be verified.
1. Pull the tax map sheet for Block 62.01 from Bedminster Township’s GIS to confirm actual lot width, depth, and frontage on Burnt Mills Road.
2. Resolve the 12.75 vs. 15.55‑acre discrepancy between current and prior MLS listings via a current boundary survey or deed review.
3. Confirm public sewer availability. Where no public sewer exists, R‑10 still applies; on‑site septic feasibility (soil testing) must be confirmed.
4. Verify whether the property is within the Highlands Preservation Area (Chapter 13, Articles 1500/1600). Bedminster has Highlands‑area parcels with significant additional restrictions on disturbance and impervious coverage.
5. Check FEMA flood zone designation — the property is in proximity to a watercourse (Burnt Mills Brook); any flood‑hazard area triggers §13‑605 review.
6. Review steep‑slope, wetlands, and resource‑conservation calculations per §13‑526 (resource conservation) before site planning.
7. Confirm scope of “Open Air Club” with the Zoning Officer in writing BEFORE designing any non‑residential concept. This single conversation will determine whether a use variance is needed.
8. For any non‑residential concept, request a pre‑application meeting with the Bedminster Land Use Board to test concept feasibility before incurring engineering/design costs.
 
Reference Information
Municipal Contacts
1. Zoning Officer (Bedminster Township): (908) 212‑7000, ext. 423
1. Land Use Board Secretary (Janine DeLeon): (908) 212‑7000, ext. 427
1. Bedminster Municipal Building: One Miller Lane, Bedminster, NJ 07921
Key Code Sections (Bedminster Land Management Ordinance, Chapter 13)
	§ 13‑401A.1
	R‑10 Principal Permitted Uses

	§ 13‑401A.2
	R‑10 Accessory Uses

	§ 13‑401A.3
	Maximum Building Height (35 ft / 2½ stories)

	§ 13‑401A.4
	R‑10 Area and Yard Requirements

	§ 13‑401A.4.1
	Airport bulk requirements (Block 61 only)

	§ 13‑401A.4.2
	Golf Course/Club bulk requirements (250 ac min)

	§ 13‑401.3a Table 1
	Tiered lot coverage standards (single‑family residential)

	§ 13‑601.3
	Airport conditional use — limited to Block 61 Lots 6/6Q

	§ 13‑601.4
	Accessory Dwelling Unit conditional use standards

	§ 13‑601.9
	Golf Course/Club conditional use standards

	§ 13‑601.11
	Facility to Support Agriculture conditional use

	§ 13‑526
	Resource Conservation calculations

	§ 13‑527
	Solar PV energy systems

	§ 13‑602.5
	Trailers, boats, motor homes — accessory storage


 
Disclaimer
This analysis is a desktop zoning review prepared from the publicly available Bedminster Township Land Management Ordinance (Chapter 13) and online property records. It is intended for preliminary feasibility purposes only and does not constitute a legal opinion, formal zoning determination, or a substitute for advice from a New Jersey‑licensed attorney, professional planner, or engineer. All conclusions should be confirmed with the Bedminster Township Zoning Officer and, for any non‑by‑right use, with the Land Use Board prior to engineering design or property acquisition. Lot acreage, dimensions, and flood/Highlands designations should be verified by survey and official municipal records.
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