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Purpose 

This report determines whether a portion of the Township of Hardyston, shown on the 

Redevelopment Area Study Area Map (figure 1), referred to herein as the Study Area, qualifies as 

an “area in need of redevelopment” as defined in the Local Redevelopment and Housing Law 

(LRHL).  This report is written pursuant to Section 6 of the LRHL, which provides the following:  

a. No area of a municipality shall be determined a redevelopment area unless the governing 

body of the municipality shall, by resolution, authorize the planning board to undertake a 

preliminary investigation to determine whether the proposed area is a redevelopment 

area according to the criteria set forth in Section 5 of P.L. 1992/c.79 (C.40A:12A-5)... The 

governing body of a municipality shall assign the conduct of the investigation and hearing 

to the planning board of the municipality.  

b. After completing its hearing on this matter, the Planning Board shall recommend that the 

delineated area, or any part thereof, be determined, or not be determined, by the 

municipal governing body to be a redevelopment area. After receiving the 

recommendation of the planning board, the municipal governing body may adopt a 

resolution determining that the delineated area, or any part thereof, is a redevelopment 

area.  

In resolution 90-19 adopted on November 20, 2019, the Governing Body of the Township of 

Hardyston authorized the Planning Board to undertake an investigation to determine whether 

Block 16, Lots 8.01 and 3.03 and Block 14, Lot 24.01, as delineated on the official Tax Map of the 

Township qualifies as a non-condemnation area need of redevelopment. The authorizing 

resolution is attached as Appendix A of this document. 

This report serves as the “statement setting forth the basis for the investigation” which is required 

by Section 6(b) of the LRHL. (N.J.S.A. 40:12A-6). 
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Figure 1 - Aerial Photo of Study Area 
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Route 94 Study Area and Location 

The Township of Hardyston is an approximately 32 square mile municipality located in the 

northwestern portion of the State in Sussex County. The Township is bounded by multiple 

municipalities including Vernon Township, West Milford Township, Jefferson Township, Sparta 

Township, the Borough of Odgensburg, Lafayette Township, and Wantage Township. Additionally, 

the Township surrounds Hamburg Borough along three municipal boundaries and Franklin Borough 

along two municipal boundaries.  

The entirety of Hardyston Township is part of the Highlands Region which spans 859,358 acres 

located in the northwestern portion of the state and provides drinking water for over 5 million 

residents of New Jersey. The region includes 88 municipalities located within parts seven counties 

including Bergen, Hunterdon, Morris, Passaic, Somerset, Sussex, and Warren. 

In 2004, the State passed the Highlands Act which divided the Highlands Region into a Preservation 

Area and a Planning Area. The Highlands Regional Master Plan was adopted in 2008 and provides 

guidance for implementation of the Act. Conformance with the Highlands Regional Master Plan 

is mandatory in the Preservation Area and voluntary in the Planning Area. 

The eastern portion of the Township, consisting of approximately 12,606 acres or 60 percent of the 

Township is located within the Highlands Preservation Area. The western portion of the Township 

consisting of approximately 8,278 acres, or 40 percent of the Township is located in the Highlands 

Planning Area. All three properties in the Study Area are located in the Highlands Planning Area 

where conformance is voluntary. The Township’s Petition for Plan Conformance was approved by 

the Highlands Council on September 15, 2011. The Township continues to work with the Highlands 

Council to achieve Plan Conformance. The Township has not opted for Plan Conformance in the 

Planning Area. 

The Study Area is located in the north-central portion of the Township adjacent to the Hamburg 

Borough municipal border along Route 94 and consists of three undeveloped properties: Block 14, 

Lot 24.01 and Block 16, Lots 3.03 and 8.01. The properties are not contiguous, but are adjacent to 

each other, separated by rights-of-way. Block 16, Lots 8.01 and 3.03 both have frontage along the 

southern side of Route 94 and are separated by Van Decker Road. Block 14, Lot 24.01 is located 

on the northern side Route 94, across from Block 16, Lot 8.01.  

The physical form of the Township is characterized and limited by environmental constraints 

including wetlands, floodplains, steep slopes, and natural species habitats. These environmental 

features restrict the development potential of the Township. Most of the development within the 
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Township is concentrated along the Route 94 corridor, although there are small pockets of 

highway-oriented commercial development located along the Route 23 corridor. 

Many of the residential neighborhoods are centered around golf course or lake communities, 

including The Village at Crystal Springs, a resort community located in the Township. One of the 

parcels within the Study Area, Block16, Lot 8.01 is an undeveloped parcel within the Crystal Springs 

Development. Lot 8.01 contains portions of Wild Turkey Way, an access road and entrance to the 

resort from Route 94. 

The Area is in the C-R (VC) Commercial Recreation (Village Center) Zone District. Permitted uses 

in the zone district are categorized by subdistrict. There are eight subdistricts; Mixed-Use Village 

Core, Highway Business/Commercial, Hotel, Fringe Residential, Transitional Residential, Core 

Residential, Public Plaza, and Residential Park. The uses permitted in each district are shown in the 

table below. 

 
Hardyston Zone Ordinance 185 Attachment 11: Permitted Uses in the Village Center 
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Figure 2 - Zoning of Study Area  
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Criteria for Redevelopment Area Determination  

The criteria contained in Section 5 of the LRHL that were considered in evaluating the Study Area 

were the following:  

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated or 

obsolescent, or possess any of such characteristics or are so lacking in light, air or space, 

as to be conducive to unwholesome living or working conditions.  

b. The discontinuance of the use of a building or buildings previously used for commercial, 

retail, shopping malls or plazas, office parks, manufacturing or industrial purposes; the 

abandonment of such building or buildings; significant vacancies of such building or 

buildings for at least two consecutive years; or the same being allowed to fall into so great 

a state of disrepair as to be untenantable. 

c. Land that is owned by the municipality, the county, a local housing authority, 

redevelopment agency or redevelopment entity, or unimproved vacant land that has 

remained so for a period of ten years prior to the adoption of the resolution, and that by 

reason of its location, remoteness, lack of means of access to developed sections or 

portions of the municipality, or topography, or nature of the soil, is not likely to be 

developed through the instrumentality of private capital.  

d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 

overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, 

excessive land coverage, deleterious land use or obsolete layout, or any combination of 

these or other factors, are detrimental to the safety, health, morals or welfare of the 

community.  

e. A growing lack or total lack of proper utilization of areas caused by the condition of the 

title, diverse ownership of the real properties therein or other similar conditions which 

impede land assemblage or discourage the undertaking of improvements, resulting in a 

stagnant and unproductive condition of land potentially useful and valuable for 

contributing to and serving the public health, safety and welfare, which condition is 

presumed to be having a negative social or economic impact or otherwise being 

detrimental to the safety, health, morals, or welfare of the surrounding area or the 

community in general. 
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f. Areas, in excess of five contiguous acres, whereon buildings or improvements have been 

destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, 

tornado, earthquake or other casualty in such a way that the aggregate assessed value 

of the area has been materially depreciated.   

g. In any municipality in which an enterprise zone has been designated pursuant to the "New 

Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of 

the actions prescribed in that act for the adoption by the municipality and approval by 

the New Jersey Urban Enterprise Zone Authority of the zone development plan for the area 

of the enterprise zone shall be considered sufficient for the determination that the area is 

in need of redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 

40A:12A-6) for the purpose of granting tax exemptions within the enterprise zone district 

pursuant to the provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax 

abatement and exemption ordinance pursuant to the provisions of P.L.1991, c.441 

(C.40A:21-1 et seq.). The municipality shall not utilize any other redevelopment powers 

within the urban enterprise zone unless the municipal governing body and planning board 

have also taken the actions and fulfilled the requirements prescribed in P.L.1992, c.79 

(C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area 

in need of rehabilitation and the municipal governing body has adopted a 

redevelopment plan ordinance including the area of the enterprise zone.   

h. The designation of the delineated area is consistent with smart growth planning principles 

adopted pursuant to law or regulation. 

Furthermore, Section 3 of the LRHL permits the inclusion of parcels necessary for the effective 

redevelopment of the area, stating:  

“A redevelopment area may include lands, buildings, or improvements which of themselves are 

not detrimental to the public health, safety or welfare, but the inclusion of which is found 

necessary, with or without change in their condition, for the effective redevelopment of the area 

in which they are a part.” 
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Relationship to the Township of Hardyston Planning Documents 

The Township’s current Master Plan was adopted in 2003. Re-examination reports were adopted 

in 2005, 2014, and 2019. In 2016 the Township adopted an amendment and supplement to its 2008 

Housing Element and Fair Share Plan. In addition, the Township adopted amendments to the Land 

Use Element in 2016 and 2019. The following goals, objectives, recommendations, and strategies 

that are present in these planning documents and are relevant to this investigation are as follows: 

MASTER PLAN (2003)  

General Goals 

2. To maintain harmonious land uses and circulation patterns. 

7. To encourage economic development in the Route 94 corridor and the regional center. 

Land Use Objectives 

• Promote “Smart Growth” principles. 

Economic Objectives 

• Strengthen existing commercial districts and corridors by encouraging a mix of uses that 
provide employment, retail opportunities, services, and entertainment. 

Housing Objectives 

• Provide adequate housing for all ages and demographics, especially senior citizens. 

RE-EXAMINATION REPORT (2014)  

The 2014 Re-examination report and master plan amendments carry forward the General 

Objectives and Economic Development / Redevelopment Goals espoused in the 2003 Master 

Plan. The re-exam also includes additional language specific to the C-R (CV) Zone in which the 

Study Area is situated. The 2019 re-examination stated that this recommendation was carried out 

through a zone amendment.  

Zone Changes 

• “The Planning Board recommends that specific changes, as detailed in the proposed 

amendment to the Commercial Recreation Village Center District (C-R(VC))…be 

adopted by the Governing Body to allow for the creation of a long-term care residence 

option in a portion of the transitional housing sub-district of the C-R(VC) Form Based Code. 
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The provisions to allow for the creation of a long-term residence option will amend the C-

R(VC) district to allow for assisted living facilities and related services, including nursing 

services in a portion of the transitional housing sub-district. 

The long-term care residence option is consistent with the goals and objectives of the 

Hardyston Township Master Plan. Specifically, the Township has stated providing a mix of 

housing types for all income levels and demographics, especially seniors, as a desired 

objective. Furthermore, a long-term residence option has the ability to generate additional 

affordable housing units, which can address any future affordable housing option. In 

addition, permitted the long-term care option in the transitional housing subzone is 

compatible with the surrounding uses and will create a transitional area between the 

proposed residential units and existing commercial uses.” 

Evaluation of the Study Area 

An analysis of the Study Area’s existing land use, physical characteristics, history and accessibility 

was conducted using: 

• Township of Hardyston Tax maps and GIS data 

• Tax and ownership records for the Study Area  

• Aerial photos of the Study Area property 

• Field Inspections of the Study Area and its surroundings 

• Township of Hardyston building department, policy, fire, health, and zoning inspection 

records 

• Environmental data 
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Figure 3 - Environmental Constraints of Study Area  
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Block 14, Lot 24.01 

Block 14, Lot 24.01 (3605 Route 94) 
Lot Area 49.9 acres 
Owner SUDIM, LLC 
Property Class 1 (Vacant) 

Area 17.2 acres 
Land Value (2019) $86,000 
Improvement Value 
(2019) $0 

Total Value (2019) $86,000 
Property Class 3B (Farm) 

Area 33 acres 
Land Value (2019) $15,000 
Improvement Value 
(2019) $0 

Total Value (2019) $15,000 
 

Site Description  

The property is located on the northern side 

of Route 94, across from Block 16, Lots 3.03 

and 8.01 which are also included in the 

Study Area. Based on the Township Tax 

Map, the parcel is approximately 49.9 

acres, including approximately 8.5 acres of 

wetland area. In addition to wetlands, the 

property includes a perennial stream that is 

a Wallkill River tributary and is categorized 

as freshwater non-trout category 1. 

Category 1 waters are designated for 

purposes of implementing antidegradation 

policies for protection from measurable 

changes in water quality. 

The property is irregularly shaped and has 

approximately 1,044 feet of frontage along 

Route 94. A portion of the property extends 

behind Lots 23, 24.02, 24.03, and 24.04 in Block 14. There are existing gravel trails which bisect the 

property east and west and north and south. At the western edge of the property there is a 

concrete structure located next to the stream. This structure contains a concrete pad and 

associated knee walls. This structure is one of two that are located on either side of the stream, 

Excerpt from Tax Map Sheet 3 
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the second is located on neighboring Lot 22.01.  There are metal containers and a fenced in area 

located in the eastern portion of the property near the northwest corner of neighboring Lot 24.02. 

These trails, containers, and the concrete structure adjacent to the stream are all visible from aerial 

imagery of the site.  

The property is undeveloped except for the ruins of the concrete structures on-site. The southern 

portion of the property closest to the right-of-way appears to be farmed, based on crop lines 

observed during a site visit on January 9, 2020 and the property’s farmland assessment. The 

western and northern portions of the property contain wetlands, streams, steep slopes and 

wooded areas.  

The observed state of the property is consistent with the property’s tax classification. The property 

is assessed under two classifications, 33 acres are classified as farm, and 17.2 acres are classified 

as vacant.  

Lot 24.01 was previously used as part of the Cava Winery and Vineyard which is no longer using 

the property. The Winery received approval from the Planning Board on October 25, 2007. The 

application consisted of Lots 24.01 and 24.02. The Cava Winery and Vineyard converted 2,140 

square feet of a 12,000 square foot existing commercial building on Lot 24.02 and used 3 acres 

immediately behind the building located on Lot 24.01 to grow grapes. Based on the approving 

resolution, the Winery and Vineyard’s activities were limited to that portion of Lot 24.01. The Cava 

Winery and Vineyard had a 10-year lease with the property owner, Crystal Springs Builders.  One 

of the conditions of the approval was that the owner of the property would have to coordinate 

its site plan for the Village Center with the approved site plan for the winery so that the two plans 

are consistent with one another and do not conflict. 

A Preliminary Subsurface Investigation was conducted by Melick-Tully and Associates, P.C. (the 

“Melick-Tully Report”) for the proposed Village Center development planned for construction by 

Crystal Springs Builders, LLC. The Melick-Tully Report covers the north and south sides of Route 94 

in the vicinity of its intersection with Wild Turkey Way. The approximate location is depicted in a 

Site Location Map within the report dated September 7, 2005. 

In regard to the northern portion of the site (Lot 24.01), the Mellick Tully Report states that “the 

natural soils expected to be exposed following removal of topsoil and fill are anticipated to 

generally consist of silty sands and sandy silts.”  
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The presence of fill is an impediment to be overcome in preparing the site for development. 

Remedies include removing the topsoil and fill and compacting the silty sands and sandy silts 

below. In addition, the investigation encountered subsurface boulders that will present a 

challenge to on-site excavation.  

The Township of Hardyston requires that any soil disturbance greater than 1,000 square feet 

requires a site plan. No permits have been issued for the property, which demonstrates that 

conditions have not been improved or altered since the time of the Melick-Tully Report. 

Based on historic aerial imagery, the property has remained undeveloped for a period of at least 

ten years which satisfies the first prong of criterion “c”. 

 

In addition to the property remaining undeveloped, the property contains multiple environmental 

constraints to development. Based on GIS analysis, approximately 9.6 acres of the property 

contains steep slopes, 8.6 of which are categorized as severe. The severe classification pertains to 
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all lands with slopes of 20% or greater and lands within Riparian Areas with slopes of 10% and 

greater. 

Furthermore, a stream which functions as a tributary to the Wallkill River runs along the western 

and rear property lines of Block 14, Lot 24.01. A significant amount of land surrounding the tributary 

contains wetlands which further encumbers the property, as depicted in Figure 3 of this report. 

These wetlands areas are shown on the NJDEP Land Use Land Cover maps and during a site visit 

wetland areas were observed along and surrounding the tributary. Review of NJDEP Land Use 

Land Cover maps indicates that 14.3 acres of the property are wetlands. 

GIS analysis of the existing slopes, wetlands shown on DEP Land Use Land Cover maps, and the 

streams indicate that approximately 21.2 acres of the property is environmentally constrained. A 

formal Letter of Interpretation is required to determine the true extent of the wetlands as well as 

the wetlands classification. Once the classification is known, the required buffer areas for 

development can be determined.  Additionally, there is a Category 1 stream located on the 

property. Category 1 streams are required to have a 300-foot buffer area from development. This 

buffer area was not included in the GIS mapping. Once buffer requirements for the Category 1 

stream and the existing wetlands on the site are taken into consideration, the constrained 

acreage of the site is likely higher than 21.2 acres. 

The environmental constraints on the site and potential site work challenges associated with 

excavating fill and boulders, meet the second prong of criterion “c” which states “and that by 

reason of its location, remoteness, lack of means of access to developed sections or portions of 

the municipality, or topography, or nature of the soil, is not likely to be developed through the 

instrumentality of private capital.” 

Therefore, because the property has remained undeveloped for a period of at least ten years, 

and due to the extensive environmental constraints, which make it unlikely to be developed 

through the instrumentality of private capital the property satisfies criterion “c”. 
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Photographs of Block 14, Lot 24.01 

 
View of property from Route 94 
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Trail that runs north south on Lot 24.01, farming located on either side  

of trail in southern portion of property. 

 
Western section of east west trail in rear of property  
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Portion of stream and wetland vegetation located on western side of property. 

 
Portion of stream located in the rear of property flowing east west through deciduous forest area 



Township of Hardyston  Route 94 Redevelopment Investigation 

20 | P a g e   Prepared by Heyer, Gruel & Associates 

 
Portion of east west trail traveling east through wooded area 

Block 16, Lot 3.03 

Block 16, Lot 3.03 (3660 Route 94) 
Lot Area 3.5 acres 
Owner AHS HOSPITAL CORP C/O SALVADO 
Property Class 1 (Vacant) 
Land Value (2019) $599,500 
Improvement Value (2019) $0 
Total Value (2019) $599,500 

 

Site Description  

Lot 3.03 is a corner lot with approximately 330 feet of lot frontage along the south side of Route 94 

and approximately 622 feet of lot frontage along Van Decker Road. The property is undeveloped 

and historic aerial imagery from 2008 demonstrates that it has remained so for at least ten years. 

During a site visit conducted on January 9, 2020, harvested crop rows were observed on the site. 

The property’s tax classification is vacant, not farming, so it is unclear if the property is used for 

agricultural purposes or if the crop lines were a means of preventing soil erosion. The property does 

not contain significant changes in elevation and is relatively flat. Additionally, GIS mapping does 

not indicate that there are any environmental constraints on the site. 
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Excerpt from Tax Map Sheet 3 

 

While the property has remained vacant for a period of ten years, the property does not satisfy 

the second prong of criterion “c” which states “and that by reason of its location, remoteness, 
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lack of means of access to developed sections or portions of the municipality, or topography, or 

nature of the soil, is not likely to be developed through the instrumentality of private capital.” 

The property is a corner lot and has access to two roads, one of which is Route 94. Additionally, 

the property is not listed with the NJDEP as a contaminated site, there are no changes in 

topography, and there do not appear to be any environmental constraints located on the 

property which would hinder development. 

Photographs of Block 16, Lot 3.03 

 
View of Block 16, Lot 3.03 from Route 94 



Township of Hardyston  Route 94 Redevelopment Investigation 

Prepared by Heyer, Gruel & Associates  23 | P a g e  

 
View of Block 16, Lot 3.03 from rear property line.  
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Block 16, Lot 8.01 

Block 16, Lot 8.01 (3610 Route 94) 
Lot Area 43.5 acres 
Owner CRYSTAL SPRINGS SITE DEVELOPMENT IN 
Property Class 1 (Vacant) 

Area 14.8 acres 
Land Value (2019) $689,400 
Improvement Value 
(2019) $0 

Total Value (2019) $689,400 
Property Class 3B (Farm) 

Area 28.6 
Land Value (2019) $18,900 
Improvement Value 
(2019) $0 

Total Value (2019) $18,900 
 

Site Description 

Block 16, Lot 8.01 is an irregularly shaped 

43.45-acre undeveloped lot located on 

the southern side of Route 94. The property 

is not technically a corner lot; however, it 

does have two lot frontages. The property 

primarily fronts on Route 94, then wraps 

around the rear of neighboring corner lot 

3.04 where it then has lot frontage along 

Van Decker Road. 

The property is classified in two categories 

for tax purposes. Approximately 14.8 acres 

are classified as vacant and 

approximately 28.6 acres are classified as 

farm. During a site visit conducted on 

January 9, 2020, the portion of the property 

located on the east side of the Crystal 

Springs entrance was predominantly 

mowed grass with the exception of some 

wooded and brush areas along the rear of 

the property and along the Van Decker 

Road lot frontage. Additionally, there is a Excerpt from Tax Map Sheet 3 
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row of large rocks and trees which bisects the property. This row of trees is located in the eastern 

half of the property across from Block 14, Lots 26 and 27. 

The portion of the property on the west side of the Crystal Springs entrance had some wooded 

areas and brush with significant changes in grade elevations. Additionally, there were mulch and 

tree piles observed throughout the western portion of the site. 

An overview of Tax Map Sheet reveals that the property contains multiple rights-of-way and 

easements. There is an undeveloped 33-foot-wide private right-of-way of off Route 94 that extends 

through the lot to connect to Wild Turkey Way. Additionally, there are two easements located on 

the property. One is a New Jersey Department of Transportation steep slope easement located 

on the eastern side of the property along the property’s frontage. The second is a 50-foot-wide 

right-of-way and utility easement.  

The property is part of the Crystal Springs Development and contains Wild Turkey Way, an access 

road to the development from Route 94. The developed portion of the Crystal Springs 

Development does not front on Route 94. The development is separated from the right-of-way by 

Lot 8.01 and a golf course located on Lot 8.02 which is located behind Lot 8.01. There is a second 

unnamed road which cuts through the rear of the lot connecting Wild Turkey Way and Van Decker 

Road. 

The Melick-Tully Report states that the southeast portion of the investigation site (Lot 8.01), was 

formerly used as a sand and gravel mine. Fill or possible fill was encountered in 25 of the test pits 

on Lot 8.01 ranging in depth from 4 to 37.5 feet below existing surface grades.  

The Melick-Tully Report states that the variable nature of the fill and the soils in the southeast portion 

of the site creates obstacles to development. The initial borings may be used to plan possible 

locations of clustered buildings, but additional soil borings and testing would be required. The 

Melick-Tully Report recommends several potential solutions: 

A. “Supporting the buildings in areas of deeper fill on a pile foundation system that bypasses 

the fill and derives its support from the underlying natural soils would be feasible and would 

provide the most positive method of support of new structures. Settlement of roads, utilities, 

yard areas, etc. would be highly variable due to the nature and depth of the fill, and 

ground improvement, as discussed below, could still be required for improvements.”  

B. “Ground improvement via Deep Dynamic Compaction (DDC) is generally effective in 

densifying soils to depths of up to about 25 feet…This would be a viable option in areas 

where it can be confirmed that fill does not extend to depths greater than about 25 feet, 
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and where the fill is granular…at sites such as this there is always a change that zones of 

deleterious or compressed materials could be present at depths that go undetected and 

are not densified during the DDC and there is a greater risk of potential post-construction 

settlement than with pile foundations.” 

C. “Excavation of existing fill and replacement with controlled compacted fill will likely be 

more time consuming and costly than DDC in areas of deep fill, but would provide uniform 

support for new structures and improvements. This option would be more economical in 

areas where relatively minor amounts of fill (+- 10 feet or less) are present.” 

Any of the potential solutions to prepare the site for development are significant undertakings. The 

Melick-Tully Report demonstrates that the conditions of the soil on Lot 8.01 are an impediment to 

the potential redevelopment of the property.  

The Township of Hardyston requires that any soil disturbance greater than 1,000 square feet 

requires a site plan. No permits have been issued for the property, which demonstrates that 

conditions have not been improved or altered since the time of the Melick-Tully Report.  

Historic aerial imagery shows that the property has 

remained undeveloped for a period of at least ten 

years which satisfies the first prong of criterion “c”. 

GIS analysis demonstrates that there are steep 

slopes located on the property. Approximately 

6.23 acres of the property are constrained by 

sleep slopes, 3.9 acres of which are classified as 

severe. Severe slopes refer to all lands with slopes 

of 20% or greater and lands within Riparian Areas 

with slopes of 10% and greater. The calculated 

sleep slopes only include the acreage of the steep 

slopes themselves and does not take into 

consideration the configuration of the sleep slopes 

of the property. Due to the configuration and 

location of the steep slopes, it is more than likely that more than 6.23 acres of land would be 

impacted and encumbered, particularly on the western side of Wild Turkey Way.  

The existing significant changes in elevation on the property and the demonstration of significant 

depths of fill in the Melick-Tully Report satisfy the second prong of criterion “c” which states “and 

Excerpt of Environmental Constrains Map 
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that by reason of its location, remoteness, lack of means of access to developed sections or 

portions of the municipality, or topography, or nature of the soil, is not likely to be developed 

through the instrumentality of private capital.” 
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Photographs of Block 16, Lot 8.01 

 
View of entrance located in western half of Block 16, Lot 8.01 to  

The Village at Crystal Springs development 

 
View of central portion of Block 16, Lot 8.01 from Route 94  
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View of eastern section of Block 16, Lot 8.01 from Route 94 

 
Row of trees and boulders bisecting Block 16, Lot 8.01 
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Rubble observed in southeast corner of Block 16, Lot 8.01 off of Van Decker Road 

 
Wooded and brush areas located along rear of Block 16, Lot 8.01 
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Mulch pile areas in western portion of Block 16, Lot 8.01 flanked by brush. Significant grade 

elevation visible behind mulch piles. 

 
Significant grade changes in Block 16, Lot 8.01 
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Conclusion 

In conclusion, the properties have remained undeveloped, despite their location on the Route 94 

corridor and their zoning designation within the CR(VC) Zone District which permits a variety of 

uses and intensities of commercial and residential development. 

There is substantial evidence to support the designation of Block 14, Lot 24.01 and Block 16, Lot 

8.01 as an area in need of redevelopment based on criterion “c”. The properties have been 

undeveloped for a period of at least ten years, and there are environmental constraints on the 

site, including steep slopes and wetland areas which limit their development potential. The 

presence of fill and subsurface boulders on Block 14, Lot 24.01 and significant depths of fill on Block 

16, Lot 8.01 are an impediment to the redevelopment of the properties. 

 The persistent vacancy of the properties despite their substantial frontage along a State Highway 

demonstrates that development has not taken place through strictly private means. The 2005 

Melick-Tully Report outlined the geotechnical challenges associated with developing the 

properties. Their continued vacancy and lack of development activity in the ensuing 15 years 

demonstrates that the properties are unlikely to develop through the instrumentality of private 

capital due to the conditions associated with their soil and topography. 

Appendices 

Appendix A: Township of Hardyston Governing Body Resolution 82-19 

Appendix B: Tax Property Records for Block 14, Lot 24.01 and Block 16, Lots 3.03 and 8.01 

Appendix C:  Report Preliminary Subsurface Investigation – Proposed Village Center Development 

Hardyston Township, Sussex County, New Jersey, prepared by Melick-Tully and Associates, P.C., 

dated September 7, 2005.  
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Appendix C:  Report Preliminary Subsurface Investigation – Proposed Village 

Center Development Hardyston Township, Sussex County, New Jersey, prepared 
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