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1.0 INTRODUCTION AND PURPOSE OF REPORT

The purpose of this report is to analyze a portion of Franklin Borough in order to
determine if that area can be designated as an “Area in Need of Redevelopment” in
accordance with the criteria set forth in NJSA 40A:12A-5 (The Local Redevelopment and
Housing Law). Initially, the specific area in question includes what is commonly known
as the Zinc Mine Site, plus several vacant properties to the east of the Zinc Mine site. In
addition, the area in question includes a vacant commercial property commonly known as
the Rowley Lumberyard. The Rowley site does not immediately adjoin the Zinc Mine
and related properties. It is separated from the aforementioned acreage by Rutherford
Ave and it currently accommodates several vacant commercial structures. The specific
properties that initially comprised this study area are all located in Block 16, except for
the Rowley property, which is focated in Block 22. The aforementioned properties are
listed as follows:

Property Location Size Zone Owner

BL16 Lot 78 95 Main Street 21.25ac. ZM  Zinctown Properties, LLC
BL16 Lot 80 19 Sterling St 3.67ac. R-l NI Zinc Co. c/o Horsehead Ind.
BL16 Lot 77  (bet. Lots 76 & 80) 2,30 ac. R-1 Dell Materials, Inc

BL16 Lot 76  (nextto Lot 72) 500ac. R-1 Dell Materials, Inc.

RL16 Lot 72 Sterling St. rear 320ac R-1 Borough of Franklin

BlL16 Lot 1 189 Rutherford Av. S5.10ac. R-4/R-1 Borough of Franklin-
BL22 Lotll. 390 Rutherford Av 237 ac B2/HC Rowley Dev. Corp.

Subsequently, The Borough Council authorized the addition of four properties to the study
area, based on the recommendation of the Planning Board. They are:

Bl.22 Lot 12 386 Rutherford Ave .45 ac. B-2/R-4 Kevin Kucks

BL 22 Lot 13 386 Rutherford Ave .29 ac. B-2 Same

Bl.22 Lot 14 384 Rutherford Ave. .32 ac. B-2 D and L Kapponi

Bl 22 Lot 37 453 Route 23 19ac. R-4 Horst Kasper / ES Realty

This study area (Area A — The Zinc Mine and Related Properties) is one of four areas
identified in the Franklin Borough Redevelopment Ad Hoc Committee Report, dated
June 2010, as potentially meeting the criteria to be designated as “An Area in Need of
Redevelopment”. A fifth area was identified as potentially meeting the criteria for “ An
Area in Need of Rehabilitation”. That fifth area includes a substantial portion of Main St
and adjoins the Zinc Mine site. Consequently, it is anticipated that any future
Redevelopment Plan for the Zine Mine and Related Properties and the Rehabilitation
Plan for Main St. will be coordinated, so that the end result will be a comprehensive plan
for the core area or “center” of the Borough.

Tt should also be noted, that two of the properties on the aforementioned list were the
subject of a detailed preliminary investigation report by the firm of Heyer and Gruel and
Assoc. in 2003. However, no action was taken at that time to designate the two lots as An
Area In Need of Redevelopment. Consequently, given the passage of time, it is necessary




to include these two properties in this report. The relevancy and validity of the Heyer
Gruel document will be discussed in more detail later in this report.

All five of the areas identified in the Ad Hoe Committee report are strategically located
portions of the community that are important to the future vitality of the Borough. They
vary in size, location and condition but each has the potential to contribute more to the
socio- economic goals and objectives of the community and the region, than they do now.

During 2009, the Borough Planning Board undertook and adopted a Master Plan
Reexamination Report and several Master Plan amendments, as part of ifs long range
planning efforts. In the Reexamination Report document, specific mention is made of
potential areas in need of redevelopment, as well as the Borough’s previous
redevelopment activities. Subsequent to the adoption of the Reexamination Report, The
Ad Hoc Committee Report, which was approved by the Planning Board in 2010,
supplemented the Reexamination Report by providing a substantial amount of
information regarding the redevelopment arca process and the five areas of the Borough
that should be investigated in more detail.

The Borough is fully aware of the need to comprehensively investigate any area that is
being considered as a designated “Area in Need of Redevelopment”. The Borough is also
aware that recent case law makes it clear that such designations must be fully supportable
by the documentation that is compiled in connection with such an effort. This report and
related supplementary material provide that documentation.

Specifically, in compiling this report, a variety of tasks were undertaken. First each
properly in the study area was visited and photographed in order to document the
appearance and condition of any structures existing on the property. The next step was to
review the Borough Tax Assessor’s property record cards for each lot and make note of
relevant information. A return site visit to each property was undertaken to more closely
inspect the physical conditions. Unless otherwise noted, only exterior conditions were
evaluated.

The Borough Zoning Officer and Tax Collector, as well as the Construction Code
Official were also consulted to determine the extent of any activity under their
jurisdictions involving these properties during the last several years. Among the items of
interest were code violations, failure to pay property taxes, tax liens, tax sales,
foreclosures and the issuance of any zoning or building permits. In addition, information
was also provided regarding any Planning Board or Board of Adjustment activity
involving any of the properties. The compiled information is noted where it is relevant
with respect whether or not the properties meet the applicable statutory criteria for an

area in need of redevelopment.

So, the end result of an analysis of this type involves determining how the properties that
are studied meet or don’t meet the criteria established by NISA 40A: 12A-5. Those
criteria are listed as follows:




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 buildings previously used for
commercial, manufacturing, or industrial purposes; the abandonment of
such buildings; 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 focal housing
authority, redevelopment agency or redevelopment entity, or unimproved
vacant land that has remained so for a period of ten years prior to 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, o1 welfare of the community.

e. A growing lack or fotal lack of proper uiilization of areas caused by the
condition of the title, diverse ownership of the real property therein or other
conditions, resulting in a stagnant or not fully productive condition of land
potentially useful and valuable for contributing to and serving the public
health, safety and welfare.

£ Areas, in excess of five contiguous acres, whercon buildings or
jmprovements 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 js in need of redevelopment pursuant to sections 5 and 6 of P.L. 1992, ¢.
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, ¢.
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, ¢. 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 2 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 {0 law or regulation.

An authoritative source on the redevelopment process in New Jersey is a document
entitled The Redevelopment Handbook authored by Slachetka and Roberts on behalf of
the New Jersey Dept of Community Affairs. In that document, in Section 5, there is a
discussion of the statutory criteria and how to interpret the above referenced statutory
language. In terms of guidance the authors begin by indicating that “an arca may be in
need of redevelopment ift

- The buildings and structures tocated within it have been allowed to deteriorate
to such a degree that they pose a {hreat to the public health and safety

- Tt includes vacant commercial and industrial buildings that are abandoned or have
become so obsolete that they cannot reasonably be rented or sold”

However, the authors go on to further clarify that the statutory language is broad enough
so that even “relatively well maintained properties and structurally sound buildings and
viable commercial and residential uses” may qualify if there are various defects related to
site design, property size and shape or if other land use related factors have discouraged
the private sector from considering these propetties for investment or redevelopment

purposes. The authors conclude their observations with the following thought:

“Ip, summary, an area in need of redevelopment when private market forces and
conditions of ownership have led to abandonment disinvestment or
underutilization of properties within an area........cooeeee it may be that an
area is not being utilized to its full development potential. As a result, the
area may not be effectively contributing to the municipality’s economy oI its
long range community development objectives. Thus, public action is
required”

However, it must also be noted that recent case law has somewhat tempered this
expansive view of how liberally the redevelopment criteria can be applied. Nevertheless,
as long as the health, safety and welfare of the community are directly tied to the
conditions that exist within a potential redevelopment ared, a municipality can still rely
on the language in The Local Redevelopment and Hosing Law to support its actions

It also needs to be noted that if a property, by itself does not meet any of the statutory
criteria, it may still be included in a designated redevelopment area, as noted in NJSA
40A:12A-3 — because of how a “Redevelopment Area” is defined. The last senience of
that definition states the following:
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......... A redevelopment area may include lands, buildings
or improvements, Wwhich of themselves are nol
detrimental to the public, health, safety or welfare but

the inclusion of which is found necessary, with or
without changes in their condition, for the effective
redevelopment of the area of which they are a part. ”

The following property descriptions and related information pertaining to the study arca
will determine if all or some of the properties in question can qualify as part of an area
that may be designated, by the Borough Council, as “An Area in Need of
Redevelopment.” Prior to the Council decision of whether or not to so designate this
area, a public hearing by the Planning Board is required to obtain input from affected
property ownets, as well as the general public. The input from that hearing process
should be included as an addendum to this report or documented in a separate report.

Designating any property as part of An Area In Need of Redevelopment is a serious
matter and Franklin Borough recognizes that such a designation cannot and should not be
enacted unless it is fully defendable and supported by the community. In this specific
instance the facts will demonstrate that the redevelopment of the Zinc Mine and Related
Properties is essential to the long term well being of the community. This is true
specifically for the eleven properties that are the subject of this report but it is also true
for the Main Street area, which is dependent on the successful revitalization of the Zinc
Mine and Related Propeities {o suppoit and supplement the enhancement and
improvement of the Main Strect area itself.




2.0 EXISTING CONDITIONS AND ANALYSES

2.1 GENERAL DESCRIPTION AND APPLICABILITY OF
STATUTORY CRITERIA

The area in question, as already noted, consists of what is known as the Zinc Mine
property and several adjoining vacant lots, plus the Rowley Lumberyard property and
several lot near the Rowley site. It is approximately 44.15 acres in total area divided
among eleven separaie lots. The Zinc Mine site (Lots 78 and 80} accommodates several
buildings and the ruins of many more structures. There are eight different owners
involved with this area. The overall area is depicted on Exhibit 1 included in Appendix

A. In addition, Exhibits 2 through 5, in Appendix A, are aerial photos, which delineate
ecach of the properties in more detail.

The configuration of the area is extremely irregular in terms of its shape but it is also
irregular in terms of its topographic features. The area extends from Junction Street, at its
southwestern terminus, all the way to Route 23 at its castern terminus. The total distance
through this area from Junction St to Route 23 1s approximately 4,000’ or nearly three
quarters of a mile. Along the way, this arca borders the Susequehanna and Western
Railroad to the northwest and small portions of Main St, Sterling St and Rutherford Ave
toward the east. It also borders a number of existing residential properties accessible from
the aforementioned streets and others, including a new, mid rise senior citizen complex,
which includes over 100 units. This area also borders several commercial and public
purpose properties.

One of the properties in this study area (Lot 78) is located in the ZM (Zinc Mine) Zone,
which currently permits a variety of commercial uses and high density, mid rise, age
restricted housing - see Appendix B — Schedule A of the Franklin Land Development
Ordinance and the specific Zinc Mine Zoue regulations. The ZM Zone has a minimum
lot size requirement of 20 acres, together with an intricate series of other standards, which
are aimed at the redevelopment and revitalization of this long fallow part of the
community. Those regulations and requirements were established as part of the
Borough’s land development ordinance adopted in 2006 and are based on the
recommendations contained in the Borough’s 2003 Master Plan.

Four of the other properties in this study area (Lots 72, 76, 77 and 80) are located in the
R-1 Zone, which is a large lot single family residential zone with a minimum lot size
requirement of 3 acres. A fifth lot (Lot 1) is located almost entirely in the R-1 Zone but a
small portion near Rutherford Ave is zoned R-4. These five properties are contiguous and
immediately to the northeast of Lot 78. An initial assessment of these properties is that it
is doubtful that they would or could be developed as intended by the Borough Master
Plan and Jand development regulations, because of access problems, as well as
topographic and related constraints. All five properties are vacant, although some ruins
and limited site improvements exist on several of the lots,

The remaining properties in the study area are Lot 11, 12, 13, 14 and 37 in Block 22.
These lots are separated from the other lots by Rutherford Ave and front on either




Rutherford Ave, Route 23 or both. Lots 13, 14 and 37 are all in the R-4 Zone. Lots 11
and 12 are split zoned. The western one third of lot 11 that fronts on Rutherford Ave isin
the B-2 Zone and the remainder is in the HC Zone and has frontage on Route 23, Lot 12
is split between the B-2 and R-4 zones. The HC Zone has a minimum lot size of 5 acres,
which is intended to encourage large commercial complexes and to discourage the further
fragmentation of the Route 23 commercial corridor. The remaining dimensional
requirements of the zone are as follows:

¢ Min. Lot Width - 250’

» Min. Lot Depth - 500°

o Min. Front Yd Setback — 100°

« Min. Side Yd Setback - 50’

o Min. Rear Yd Setback — 100”

o Max. Bldg Ht. — 35’ / 3 stories

e Min. Depth of Corner Lot from Street - 300°
¢ Max. Building Coverage - 20%

The B-2 Zone is more of a neighborhood commercial district since it has no access t0
Route 23. It allows similar but fewer uses than the HC Zone and the dimensional
requirements are substantially less — ie: Minimum Lot Size 15,000 sq fl ; Minimum Lot
Width — 60° ; Minimum Front Yard Setback — 40°.

The neighborhoods and properties, bordering the study area, are located in a variety of
sones including the B-1, B-2, HC, R-1 and R-4. This is reflective of the length of the
study area and its location within the central core of the Borough, where there is a greater
mix of zoning districts than in other parts of the community. As already noted, the R-1
Zone is a large lot residential zone, the B-1 zone is similar to the already described B-2
and the R-4 Zone includes some of the older portions of the Borough and has a minimum
lot area requirement of 6,250 sq ft. Appendix C contains a portion of the Borough
7Zoning Map, which depicts the zoning pattern in this part of the community.

The following descriptions and analyses — Sections 2.2 to 2.7 - provide the necessary
information needed to conclude if cach specific property, within the study area, can be
included as part of An Area in Need of Redevelopment based on its own merits. In
connection with that issue, the specific statutory criteria that apply to each property arc
noted at the end of each section

2.2 BLOCK 16 LOTS 78 and 80 ANALYSIS and DESCRIPTION

As already noted, the Zinc Mine site was the subject of a detailed preliminary
investigation report in 2003 prepared by the firm of Heyer and Gruel and Associates.
That report was later supplemented in 2004 by an addendum. The purpose of the
addendum was to determine how a proposed senior citizen mid rise structure to be
located on a two acre portion of the Zinc Mine site impacted the preliminary investigation
completed in 2003, which had concluded that the Zinc Mine site could be designated as
An Area In Need of Redevelopment. The conclusion of the analysis contained in the




addendum was that the proposed senior citizen complex (actually constructed in 2009 and
now located on a separate lot known as 78.01) would not affect the aforementioned
designation.

The original Heyer and Gruel report, plus the addendum, provides a substantial amount
of material regarding the conditions that existed on both Lots 78 and 80 at that time,
including photographs and references to the history, as well as various documents related
to this portion of the Borough. There is no need to reproduce that information, herein,
since this report is in effect a supplement to the Heyer and Gruel work. However, recent
aerial photos of the two lots are included in Appendix A, with all of lot 78 depicted on
Exhibit 2 and a portion on Exhibit 3 and most of Lot 80 depicted on Exhibit 3 and a small
portion on Exhibit 2.

However, since it has been over seven years since those documents were completed, it is
important to note any significant changes that have occurred with respect to this acreage.
In short, there have been some changes but they have not materially altered the validity of
the Heyer and Gruel work. Just as important, however, it must be emphasized what has
not changed. There has been little or no change to the physical characteristics of the site,
either the natural features or the man made improvements. The variable topographic
conditions still exist and the buildings and ruins, such as the “stack” and the “change
house” have not changed, except in some instances there has been further deterioration.

THE “STACK” THE “CHANGE HOUSE”

The site is still contaminated and has not been fully remediated, although there has been
continuing contact and involvement between the property owner of Lot 78 and the
NJDEP. In addition, the 2003 Borough Master Plan and later in 2006 the Land
Development Regulations of the Borough have placed Lot 78 in a new zoning district, the
7Zinc Mine Zone. This zone has been part of a larger goal and strategy to revitalize the
Main Street area — once the commercial and cultural hub of the community. The
expectation was that the redevelopment of the Zinc Mine site would be the catalyst for
the revitalization of the Main Street area. This unfortunately has not happened for a
number of reasons, including but not limited to, the economic crisis of the last decade, the




related problems with the real estate marketplace and the unresolved issues with the
contamination affecting Lot 78 in particular.

The Zinc Mine Zone envisions a high density, age restricted residential complex at this
location. It was originally thought, back in 2003 when the Borough Master Plan was
adopted, that the addition of several hundred residential units, occupied by residents with
higher than average incomes, would be the economic catalyst, which would encourage
the private sector to invest in retail and service commetcial projects in the Main Street
area. With the advent of this initial investment activity and the improving appearance of
the Main Street area, the expectation was that more private investment would follow and
the level of commercial activity would increase. That increased activity would then begin
to attract more and more visitors from beyond the Main Street area, in particular, and
Franklin, in general, who would also be drawn there by the cuitural and historical
attractions that currently exist and which would be further enhanced.

This vision has not come to pass, primarily because of the problems with the real estate
marketplace, in general, but more specifically with the collapsed market for age restricted
housing, which shows no signs of being rejuvenated, even as the overall real estate
conditions continue to slowly improve. There actually had been some interest in the
middle of the last decade by some developers who were considering the viability of age
restricted housing at this location but nothing beyond conceptual plans and discussions
ever materialized. So, the Borough has decided to begin the process of taking a fresh look
at this site and has also expanded the area to be studied. More will be discussed later
regarding this expansion.

So, in summary, this report generally adopts the conclusions reached by Heyer and Gruel
regarding the Zinc Mine Site, in both the original report and the addendum. However, the
Heyer Gruel approach, which was consistent with the thinking in 2003 regarding the
designation of redevelopment areas, decided that Lots 78 and 80, met the following
criteria established by NJSA 40A: 12-5 a, b, ¢, d, and e. In recognition of recent court
cases, in particular the Gallenthin case, it is more realistic and conservative to conclude
that these properties meet criteria a, b and ¢ and that it is no Jonger necessary to include
criteria d and e as part of the equation.

2.3 BLOCK 16 LOTS 1 and 72 ANALYSIS AND DESCRIPTION

This acreage consists of two separate lots owned by the Borough. The two lots combined
consist of approximately 8.3 acres. Lot 1 is located between Rutherford Ave and the
general vicinity of Lehigh St and it has a small amount of frontage on Rutherford Ave.
and Sterling St. Lot 1 is depicted partially on Exhibit 3 and in its entirety on Exhibit 4 in
Appendix A. It is irregular in shape and it is traversed by a sanitary sewer easement,
which extends in a westerly direction, eventually running parallel to the Susquehanna and
Western Railroad in a southwesterly direction. This easement accommodates a sanitary
sewer line that services the northern end of the Borough. The topography associated with
this lot is quite varied, with very steep embankments to the west but also with some
relatively level areas. A tributary of the Wallkill River traverses this lot and meanders




through the property following an irregular route. Much of Lot 1 is heavily wooded with
second growth forest and a dirt path extends from Rutherford Ave through the property
and appears to have been an old railroad bed. It is unknown when the Borough took title
to this property or why.

Lot 72, which is depicted in its entirety on Exhibit 3 and partially on Exhibit 4 in
Appendix A, has an extremely irregular “T” shaped configuration and appears to be a
former railroad right of way that connected the main line of the Susequehanna and
Western railroad with properties east of the main line. Just how far this rail spur went is
unknown but probably extended as far as the Rowley property. This property is similar
to Lot 1 in terms of its physical characteristics but it does not have any direct frontage on
a public street.

The Tax Assessor’s records place a total value on this acreage at $ 215,000 or
approximately $ 26,000 per acre based on the aforementioned acreage figure of 8.3 acres.

Both properties are vacant and apparently have been for several decades. The prospect of
either one being developed is extremely remote considering the constraints associated
with each. There is also the possibility that some contamination may exist on each, which
is something that will require further investigation.

In summary, these two lots meet the provisions of criterion “c” because they have been
vacant for more than 10 years and because the constraints associated with them make it
unlikely that they will be redeveloped with private capital.

2.4 BLOCK 16 LOTS 76 AND 77 ANALYSIS AND DESCRIPTION

This acreage consists of two separate lots under common ownership by a private entity
identified as Dell Materials The two lots combined consist of approximately 7.3 acres and
both are very irregular in shape. The two lots are divided by the Borough owned property
identified as Lot 72 and previously described in Section 2.3 of this report. The Tax
Assessor’s records indicate that lots 76 and 77 are grouped with a third lot identified as
Lot 75, which appears to be located to the west of the Susequehanna and Western
Railroad. Lots 76 and 77 are shown in their entirety on Exhibit 3 in Appendix A.

Lot 76 is the northern most lot of the two and is heavily wooded, has varied topography —
with some steep slope areas and is traversed by a tributary of the Wallkill River just as
Lot 72 is. However, it needs to be noted that Lot 76 does not have direct frontage on any
public road and does not appear to have frontage adjacent to the Susequehanna and
Western ROW, because it appears that a small portion of Lot 72 is located between Lot
76 and the aforementioned ROW.

Lot 77 is located to the southeast of both Lots 72 and 76 and as previously noted is
separated from Lot 76 by Lot 72. Tt also appears that Lot 77 is separated from the
Susequehanna and Western ROW, just as Lot 76 is, by a small portion of Lot 72. In terms
of the physical characteristics of this lot it is heavily wooded and the topographic
conditions are more moderate than the other adjoining properties to the northeast. And,
like Lot 76, it has no public road frontage. However, in each case there may be access
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casements that exist but this will require further investigation and is beyond the scope of
this study.

The Tax Assessor’s records place a total value on this acreage at $ 189,250 or
approximately $ 26,000 per acre based on the aforementioned acreage figure of 7.3 acres.
However, the Tax Assessor’s records do not coincide with this acreage figure since those
records indicate a total of 9.3 acres. This discrepancy may be attributable to the inclusion
of Lot 75 but that is not clear and will require further clarification. It should also be noted
that this property is farmland assessed, meaning taxes are being paid on a figure that may
be considerably less than the true assessed value of the property

Both properties are vacant and apparently have been for several decades. The prospect of
cither one being developed is extremely remote considering the constraints associated
with each. There is also the possibility that some contamination may exist on each, which
is something that will require further investigation.

M

In summary, these two lots meet the provisions of criterion “c” because they have been
vacant for more than 10 years and because the constraints associated with them make it
unlikely that they will be redeveloped with private capital.

2.5 BLOCK 22 LOT 11 - ANALYSIS AND DESCRIPTION

This site consists of approximately 2.38 acres and is nearly triangular in shape. It is
located immediately adjacent to Route 23 on the east and Rutherford Ave on the west.
Exhibit 5 in Appendix A delineates this property in its entirety and also shows its
relationship to Block 16 Lot 1, which is located across from this site on the west side of
Rutherford Ave. Residential properties adjoin this site to the north and south, as depicted
in Exhibit 5. This property has historically and most recently been used as a lumberyard
but has been vacant now for more than four years. It accommodates an existing
commercial structure that apparently has been used for retail sales purposes and which
faces Rutherford Ave. In addition to this main building, there are at least four accessory
buildings that apparently have been used for the storage of materials for sale. On site
parking also exists on the property but it is not a well defined parking area, as is required
by current site design standards. This site is currently listed for sale with a realtor.

THE SITE FROM RUTHERFORD AVE THE SITE FROM ROUTE 23
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The Tax Assessor has placed a value of $ 869,000 on this properly and $ 518,000 of that
amount is attributable to the land. The Tax Assessor also indicates that the buildings date
to 1920, although the basis for this date is not clear. The Tax Assessor also indicates that
one of the accessory buildings was demolished in 2007 and the property assessment was
revised accordingly.

Although the Zoning Officer indicates there are no property maintenance violations
currently pending, there have been some in recent years, which were abated. The Zoning
Officer is currently monitoring the situation and may issue new summonses, if the
buildings continue to deteriorate.

As noted earlier, this property is in the HC Zone, which has a minimum lot size
requirement of 5 acres. This site is undersized, since it consists of about 2.38 acres but
not all of that acreage is in the HC Zone. Furthermore, the property has an odd
configuration. Consequently, it is doubtful that this property can ever fulfill the vision of
the HC Zone, which encourages planned commercial facilitics on 5 acres or more.
Currently, the property fails to meet the standards for commercial development that are
expected in the 21 century. This is undoubtedly one of the reason that the property has
remained vacant for several years and will continue to remain so unless some action is
taken by the municipality.

A tributary of the Wallkill River is located on the southern border of the site and may
impact the site in terms of future development, because of NJDEP buffer requirements.
However, this will require further investigation by the Borough Engineer. Another issue
that may require investigation is site contamination. Although this property has not been
identified as a “contaminated site”, the fact that it has been used for nearly 100 years as
commercial property, engaged in the sale of a variety of building related materials,
suggests that the possibility of contamination can’t be ruled out.

In summary, this property meets at least criterion “d” because the current site design,
including the placement of the buildings on the property, and the existing Wallkill
tributary to the south, which makes any adaptive re-use of the site or buildings, in
accordance with modern planning standards, difficult at best. Although this site is larger
than many others in the immediate area, it is still substantially deficient in size, based on
the requirements of the HC Zone, within which a substantial portion of the site is located.
In addition, if this site did not qualify on its own, it should still be included in the
redevelopment area because of its importance relative to the overall planning issues
related to access, which will be discussed in the following section.

42.6 BLOCK 22 LOT 12, 13 and 14 - ANALYSIS AND DESCRIPTION

Lots 12, 13 and 14 are located on Rutherford Ave, just to the south of the Rowley
property and just to the north of the Rutherford Ave / McCann St intersection. They are
also directly opposite the Sterling St / Rutherford Ave intersection. They are depicted in
the photos below.
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LOTS 12 AND 13 LOT 14

Please note that Lots 12 and 13 have merged - although they are still shown on the tax
map as two separate lots - and that they accommodate a multi family structure and the
parking area associated with it. Lot 14 has a commercial / industrial type structure located
on it. These properties are located in the B-2 Zone, as is a portion of the Rowley property.
Tnitially these properties were not included in the study area but based on a
recommendation from the Planning Board, as already noted, the Borough Council
amended the study area by resolution and they are now included. The inclusion of these
properties as part of the redevelopment area will be helpful in terms of developing the
possible connector road between Route 23 and the Zinc Mine site, especially if it is
determined that the redesign of the Sterling St / Rutherford Ave intersection should be
included as part of that effort. Including these properties may also be helpful if the ditch
separating the Rowley property from Lot 12 needs to be relocated. Finally, these
additional properties, in conjunction with the Rowley property, offer the possibility of a
greater number of redevelopment scenarios, than if this part of the redevelopment area is
limited to the Rowley property alone.

Lots 12 and 13 consist of approximately three quarters of an acre and are oddly shaped.
Part of lot 12 extends a considerable distance toward Route 23 but fronts only on
Rutherford Ave. These two properties, plus Lot 14, are depicted on Exhibit 5 in
Appendix A. Residential properties are located in the general proximity of these two lots
but to the north and south they are bounded by non residential properties.

The buildings on Lots 12, 13 and 14 are in fair to poor condition and appear to be of pre
World War 11 vintage. On site parking exists but it is not a well defined and is deficient
by current site design standards. The Tax Assessor has placed a total value on Lots 12
and 13 of $ 282,400 and $ 80,200 of that amount is attributable to the land. Obviously the
odd shape of Lot 12 has substantially affected the value of that portion of the property.

With regard to Lot 14 the Tax Assessor has placed a value $ 383,000 on that property and
$ 160,500 of that amount is attributable to the land. With the land accounting for over
40% of the total value, it is clear that the structure on this lot is nearing the end of its
useful life

13




The Zoning Officer does not indicate if there have been property maintenance violations
in recent years or any zoning violations associated with these properties.

A tributary of the Wallkill River is located on the northern border of lot 12 and may
impact all three lots in terms of future development, because of NIDEP buffer
requirements. However, this will require further investigation by the Borough Engineer.

As noted earlier, these lots are in the B-2 Zone and a portion of lot 12 is in the R-4. The
multi family structure on lot 13 is a non conforming use. It appears that this site, although
oddly shaped, meets the dimensional requirements of the B-2 Zone, however, much of
the lot is not usable because of its shape and accessibility. Lot 14 accommodates a non
residential use that appears to be non conforming with respect to the requirements of the
B-2 Zone. It is doubtful that either lots 12, 13 or 14, because of their location and other
constraints, would be developed individually in accordance with the provisions of the B-2
Zone.

In summary, these lots meet at least criterion “d” because the current site design,
including the placement of the buildings on the property, and the existing Wallkill
tributary to the north, makes the re-use of the site or buildings, in accordance with
modern planning standards, difficult at best. In addition, if these lots do not qualify on
their own, they should still be included in the redevelopment area because of their
importance relative to the overall planning issues related to adjoining lot 11.

2.7 BLOCK 22 LOT 37 - ANALYSIS AND DESCRIPTION

Lot 37, also known as 453 Route 23, and depicted in the photo below, is located on Route
23 immediately to the south of the Rowley property and would also be valuable in terms
of additional road frontage. However, it is a very small lot — less than a fifth of an acre or
less than 9,000 sq ft — so, unfortunately, it does not add any significant critical mass to
the size of the redevelopment area. There is little question that this property does qualify
because the structure has been vacant for a number of years and is in a deteriorated
condition.

BLOCK 22 LOT 37/ 453 ROUTE 23
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The site is zoned R-4, so it does meet the lot size requirements of the zone. However, its
location, immediately adjacent and in close proximity to Route 23, makes it less than
desirable as a residential property. Apparently at one time this property had been used for
commercial purposes on the ground floor and residential on the second floor. However,
limited parking and other factors related to the age and design of the building have
resulted in the structure being vacant for many years. Furthermore, it is now in a very
deteriorated condition. -

With regard to Lot 37 the Tax Assessor has placed a value $ 218,900 on that property and

$ 46,500 of that amount is atiributable to the land. For a property, with frontage on Route
23 to have a value this low, it is clearly an indication that this property has a number of
constraints associated with it

The Zoning Officer does not indicate if there have been property maintenance violations
in recent years or any zoning violations associated with these properties. However, given
the condition of the property, it appears to be on the verge of either requiring some major
renovation work or possible demolition.

In summary, this lot meets at least criteria “c” and “d” because the current site design,
including the placement of the building on the property, and the condition of the structure
make it improbable that the private sector, on its own, will find it profitable to redevelop
and reuse this site. In addition, if this lot does not qualify on its own, it should still be
included in the redevelopment area because of its value related fo Route 23 frontage and
adjoining lot 11.
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3.0 STUDY SUMMARY

3.1 PLANNING CONSIDERATIONS

This proposed redevelopment arca includes the remnants of the Borough’s industrial past,
as well as an outdated commercial facility - also a remnant of Franklin’s past - which has
largely disappeared along most of the other parts of the Route 23 commercial corridor.
The Heyer and Gruel document outlines in detail the necessity for redeveloping the old
7inc Mine property, which in their report included both Lots 78 and 80, The remaining
lots in this report have been included for several reasons, which are related to the overall
planning goals of the community and which can be summarized as follows:

e Lots1,72,76and 77 are in close proximity to the 7inc Mine site and any
comprehensive plan for the Zinc Mine site must include these properties.
To do otherwise and to leave them fallow and unproductive, will
undoubtedly have a negative impact on the success of the redevelopment
of the Zinc Mine site and also the revitalization of Main St.

o Convenient and direct access to Route 23 from the Zinc Mine site and the
adjoining Main St area is something that the Borough has been
investigating for several years. A number of alternatives have been
considered but each has had a number of impediments associated with
them that has prevented serious consideration. A preliminary analysis
suggests that connecting the Zinc Mine property, with Route 23, via the
Rowley property, and Lots 1, 72, 76 and 77 may in fact be possible and
will be investigated further in more detail. Any redevelopment plan for
this area will focus on that possibility and how to achieve it.

There are a variety of reasons why the Zinc Mine site continues to be an unproductive
part of the community and it has long been the subject of much study and discussion.
From the Borough’s perspective this is a matter that needs to be addressed
comprehensively and quickly. Consequently, this urgency has led the Borough to
consider both the properties that were part of the original Heyer and Gruel work, together
with the additional lots included herein, as a potential “Area In Need of Redevelopment”
The purpose in doing so is to facilitate, among other things, the goals and objectives of
the 2003 Master Plan, the recommendations contained in the 2009 Master Plan
Reexamination Report and selected concepts contained in the Main Street Revitalization
Plan prepated in 2006. This “Preliminary Investigation” was authorized in order to
determine the feasibility of moving ahead with the Area In Need of Redevelopment
designation and ultimately with an updated strategy, which will facilitate the
revitalization of the Borough’s central core.

3.2 CONCLUSIONS AND RECOMMENDATIONS

All eleven properties that comprise Study Area “A” qualify, as per the requitements of
NJISA 40A: 12-5, to be included in a designated redevelopment area. it is recommended
that the Borough Council proceed to designate this acreage as An Area In Need of
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Redevelopment . The Borough Council should also take immediate steps to conceptually
delineate the alignment for the proposed Zinc Mine / Route 23 connector road, verify its
feasibility and estimate the potential construction costs.

In addition to the importance of moving ahead with a design for the aforementioned
connector road, it is also important to note again, how this study area relates to the Main
St area and the importance of proceeding with a comprehensive planning effort that
includes both. But beyond the necessary planning, there is also the need for an ongoing
implementation effort that moves forward in a deliberate way toward the eventual
revitalization of this part of the community.

Finally, it must be again emphasized that this document is an addendum to the Heyer and
Gruel work undertaken in 2003 and 2004. This report verifies the validity of that work,
has concluded for the most part that it is still current and adopts that work as part of this
effort. This means that this document must be considered in conjunction with the Heyer
and Gruel work in order to have a complete picture of the largest part of Study Area A —
lots 78 and 80 in Block 16.
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APPENDIX A

STUDY AREA MAPS
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APPENDIX C

A PORTION OF THE BOROUGH ZONING MAP
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ZONE LEGEND
Zone Name
@00 B, Maln Street Retall

B-2, Meln Street Mixed Use
@ GC,Goll Course
@ Hc, Higtway Commercial
@ HNF, Hospital Mult-Femily
@ 1, Industrish

C WF, Muld-Family

MHF, Mobile Home Park
& NC. Nelghborhood Commerchal
@7 0SIU, Open Space | Govemment Use
Q, Quarry
R-1, Single Famlly Residential 3 Acre
R-2, 8ingle Family Residential 1 Acre
@ R4, Single Femily Residential 16,000 sl

" MAAH, Mixed Active Aduit Houslng Zone @ R4, Blngle Family Residentinl 6,250 6.1

M, Zine Wine Mixed Use
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REDEVELOPMENT AREA DETERMINATION REPORT

ZINC MINE SITE

INTRODUCTION

The purpose of this reporl is fo determine whether the podion of £ranklin Borough, Sussex County, shown
on the Redevelopment Areo Sludy Area Mop, teferied to herein as the Study Areo, qualifies os o
“redevelopment orea” as defined in the Locol Redevelopment and Housing low {the “IRHL"). This repor

is wrillen putsuant fo Section 6 of the IRML, which provides the lollowing:

a. No areo of a municipolity sholl be determined o redevelopment orea unless the governing body ol
the municipolity shall, by resolution, outhorize the plonning boord to underioke © preliminary
investigotion ‘o delermine whether the proposed orea is o redevelopmenl area according lo the
criterio forth in Section 5 of P.L. 1992/¢.79 [C.40A:12A5)... The governing body of a
municipality shall ossign the conduct of the invesligotion and hearing o the plonning boord of the

municipality.

b. {5) Aker completing its heoring on this matter, the Plonning Board shall recommend thol the
delineated area, of ony port thereol, be determined, or not be determined, by the municipol
governing body to be o redevelopment areo. After receiving the recommendaolion of the
planning boord, the municipol governing body may adopt o resolulion determining that the

delineated areo, or any parl thereol, is a redevelopment area.

The Borough of Franklin Counctt, in o Resolution dated Moy 13, 2003 aulhorized the Planning Board
of Frankiin o “conduct @ preliminary investigation pursuant to the Locot Development Housing Low”. On
june 16, 2003 the Franklin Borough Plonning Boord authorized o preliminory examination of Block 16,
lots 78 and 80, the 28+ /- ucre area commonly known as the “Zinc Mine Propery”, lo determine if the

propery is appropriole as o redevelopmenl orea occording fo the criterio set forth in NJ.S.A

40A:1 245,

This report serves os the “stotement selling forth the basis for the investigation” which is required by
Seclion &{b] of the [RHL.




Zinc Mine Study Area ond Location
The Borough of Fronklin is 4 squore miles in size located olong Route 23 in southeost Sussex County.
Fronklin Borough is bordered by the Borough of Hombuig lo the north, Hordyslon Township to the eos!

and west ond with Sporto Towaship ond the Borough of Ogdensburg 1o the south.

The Zinc Mine Site {Study Areo} is located primarity west of Moin Street ond Sterling Streel, north of
Junclion Stieet, west of the obandoned New York, Susquehanna ond Western Roilrood Right of Woy
ond south of adjocent vocant land ond an obondoned spur ol the New York, Susquehonno and

Western Railiood.

The ateo is defined os Block 16, lols 78 ond 80 in Municipal Tox Records ond consists of
appioximately 28+ /- acres. The site con be considered 1o have two development "Areas” divided by
4.5 ocres of very steep slopes in excess ol 25 percent. The "Upper Area” is approximately 12.5 acres
odjacent to the Moin Street side of the site and the "lower Ared” is approximalely 11 ocres odjocen! to

the abandoned right of way.

The Study areo is the former New Jersey Zinc Company sile.  The active mine consisted of o change
house and fime office, mine shaft, ore hoisi, boiler plant, ore crusher and sepatator ond processing
plant with two lorge smokestocks.  Many of these structures were removed or have deleriorated. The
iwo smoke stacks remain, os do the change house/time office ond several large bins in deterioraled

condition, os well as other deteriorated shuctures or foundofions.

Since the closing of the mines in 1954, the only other use of the sile was os o chemical ploni fos
pharmaceutical components by Northern Fire Chemical Compory in the change house/time office. The
plont suffered an explosion in 1977 from processes in violation of local codes, destoying the interior of

the buildings and ending use of the site. The NIDEP complefed a cleanup of toxic subslonces in 1980,

The site hos remoined vacon! since ond police records indicote continuing problems with vandalism,
respassing, vograncy, thefi, offtood vehicle use ond juvenile delinquency. The NIDEP has since
lerminated @ 1993 Memorondum of Agreement [MOA] with the propesty owner to conducl remediation
ol the site, placing the site on the NJDEP Comprehensive Site List.
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Crilerio for Redevelopmenl Areo Delermination

The crileria conloined in Section 5 of the (RHL that were considered in evoluoling the Study Area are the

following:

Q.

The generality of buildings ore substandard, unsofe, unsenitory, dilopidated or obsolescent, of
possess any of such chorocteristics or are so locking in light, ait or space, os Io be conducive to

unwholesome living or working condilions.

The discontinuonce of the use of buildings previously used for commerciol, monufacluring or
industriol purposes; the abondonment of such buildings o1 the some being allowed to foll inio so

greol o stote of distepair s to be untenontoble.

lond thal is owned by the municipality, the county, o locol housing authority, o redevelopment
enlity, or unimproved vocan! lond thal has remained so for olperiod of ten years prior 1o the
adoption of the resolulion, and that by reason of its location, remoleness, lack of means of access
to developed seclions or portions of such municipality, topography, or nalure of the soil, is not likely

lo be developed through the instrumentclity of private capital,

Areas with buildings or improvements, which by reason of dilopidolion, obsolescence.
overcrowding, faully oriangement o design, lock of ventilotion, light and sanitary facilities,
excessive fond coverage, deleleriovs land use or obsolele loyout, or any combination of these or

other factors, are detiimental 1o the sofety, health, morals or wellare of the community.

. A growing lock or total lack of proper utilization of arees caused by the condition of the title, diverse

ownership or real property therein or other conditions, resulfing in @ stognont end uaproductive
condition of land potentially uselul and valuable for contributing to ond serving the public health,

sofety and welfore.

Areos, in excess of five contiguous acres, whereon buildings o improvements have been desfroyed,
consumed by fire, demolished or altered by oction of storm, fire cyclone, tormodo, earthquoke, or
other cosuolly in such o woy thot the oggregate ossessed volue of the orea has been materiotly

deprecioted.




g In any municipolity in which an enterprise zone hos been designoted pursuanl lo the "New Jersey
Urben Enterpiise Zones Act,” P.L 1983, ¢ 303 {C52: 271160 el seq.) the execulion of the aclions
prescribed in that octor the adoplion by the municipolity and approvol by the New Jersey Urban
Enlerprise Zone Authorily of the zone development plon for the area of the enlerprise zone shall be
considered sufficient for the determination that the areo is in need of redevelopmenl pursuont to
sections 5 ond 6 of P.L. 1992, ¢.79 {C:40A:12A-5 ond 40A:1 24-0) for the purpose of granting
fox exemptions within the enterprise zone distict pursuont 1o the provisions of P.L 1991, ¢.431
[C40A:20 1 el seq.) or the edoption of a tox abotement and exemption ordinance pursuant to the

provisions of P.L. 1991,

futhermore, Seclion 3 of the RHL permits the inclusion of parcels necessary lor the effective

sedevelopment of the area by staling:

A tedevelopment areo moy include lond, buildings, or improvements, which of themselves ore nol
devrimental 1o the public health, safety or welfare, but the inclusion of which is found necessary, with o!

without chonge in their condilion, for the effective redevelopment of the area in which they ore ¢ parl.




Existing Zoning

The Study oreo is completely contained within the Blighted Area Rehabililation [BAR} Distticl. The BAR
zone was estoblished by ordinonce amendment in 1982, It opplies to the former New Jersey Zinc
Company property wesl of Moin Streel ond north of Junclion Streel. Il also extends across the Railioad 1o
include land in the vicinity of Susquehanno Sireet bordering on the Wollkill River. The more significant
features of the zone ore as follows:

*  Permitied uses include onefomily dwellings, townhouses, apaniments, senior citizen housing, 8-

ond B-2 zone vses, porks ond ploygrounds, clubhouses and community centers,

s The minimum lot size is 20 ocres.

»  The moximum density of the Zinc Company property proper is 5 units per acre plus any units that

ore permitied fo be lansferred from other sections of the zone.
+  Under no circumsionces moy the total number of units on this parl of the zone exceed 238.
*  Not more thon 20% of the Zinc Compony property proper moy be devoted 1o commerciol uses.

s Porlions of the zone lying west of the Railroad ore governed by the R-! zone regulations.
For the complete zoning requirements ond definitions for the BAR disticl, see Appendix 2.

Master Plan Objectives ond Guiding Principles for the Study Area

The 2003 Franklin Borough Moster Plan contains o stotement of Gools, Objectives, Principles,
Assumptions, Policies ond Standords upen which the community's comprehensive Master Plon for
physical, economic and sociol development of the communily is based. The Master Plon is bosed upon
o sel of gools and objectives thal hove been developed over time by the Borough of Franklin and its
citizens, The Master Plon goals represen! an evalualion ond refinement of previous Master Plans. New
goals hove been infoduced in response lo present condiions. These gools ond objeclives are
colegorized occording 1o the corresponding Master Plen elements.  Whal follows are the Master Plon

Gools and Objectives thot relate to the Study Arec.

LAND USE
s Revilolize the Main Steet arec.
»  Strengthen existing commercial disiricls and corridors by encouraging © mix of uses thol provide
employment, refail opportunilies, services ond entertainment.
»  Encourage the redevelopment ol the zinc mine site as @ new downtown fer the Borough.

»  Establish on ‘Open Morket Areo’ on the zine mine site to help build on the focal charocter.




¢ Regulcte building and site design 1o assure that the overoli characier of the Borough is
mairtcined ond enhanced,

+ Assure thot the choracter of individuol structures, group ol shuclures ond developments ore
within the scole ond style of existing neighborhoods.

s Promole "Smarl Growth” principles.

»  Encowrage the reuse of vocant nonesidentiol buildings.

CiIRCULATION
s Improve woylinding signoge on mojor roads ond al gateway locotions 1o facititale circulotion
ond lo idenlify the route to key aciivily centers and destinotions in the Borough,

» Improve public porking, porticularly for the Main Street areo, the Open-Air Market Areo, retoil

ond resiauronl facilities.

COMMUNITY FACHUTIES
+ Maintain ond enhance the existing high level of community focilities consistent with the
choracler and development of the Borough.

o Work towords improving accessibility by hoving hondicopped accessible meeting facilities.

PARKS AND RECREATION
» Enhonce the recieation opporunities of the Borough through betier use of currenl focilities
through the addition of new parks and hrails, and thiough promotion of these omenities 1o the

residents of Franktin,
+  Cieale slkonger pedestriian connections between schools, Franklin Pond, Main Street ond other

locol ond regional parks ond open space.

CONSERYATION
+  Use ol availoble Iools to protect ond preserve envitonmentally sensitive natural resources of the

Borough.
UTILITIES

o Ulilize uiility plans os o giowth management tocl by extending infrastructure only in oreos

intended for growth.
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HISTORIC PRESERVATION
v Promate the hislory of fronklin, especially its mining history, 05 part ol the Borough's
revilalizalion efforts.
*  Review the potential of integroting historic sites into porks ond open spoce .
*  Respect the Zinc Mine Historic District when making lond use policies and decisions.
»  Continve lo suppon the aclivities of the Franklin Hislorical Society including its museum.
*  Review the pctentiol of o more comprehensive museum dedicoted lo the history of Fronklin, its

people, and their cullures.

The 2003 Frankiin Borough Mosler Plon olse conlains a detoiled list of recommendalions for various

parts of the Borough, including the Study Areo.

The Zinc Mine sile, which provides o connection from Main Skeet to the Roils to Troils corridor, is o
cenlerpiece for the tedevelopment of the Moain Streel area. The most significant recommendalions of this
Pion are 1o create o new villoge cenler on Ihis site and 1o establish o fleo morket avction and formers
market on the lower oreo. The Zinc Mine sile could be redeveloped os the cullural ploce where
residents and daytrippers enjoy o flea morket, on arl ouction, and samples of ortisan's work. It would
olso give the local community opportunities to enjoy cultural life, in addition fo aftracting visitors from
outside the Borough. By regulordy providing anl events ond publishing newsletlers promoting these
evenls, repeal visitors would be oitracled fo the Borough afiracting visitors, redevelopmenl would

slimulote other businesses such os restauronts, theaters, and the lourism industry.

Other elements of this Plan ore to creole o village green wilh parking of the intersection of Parker and
Moin Streets, ond lo provide open space and porking in the remoinder of the lower areo. Conslructing
stoirs fo connect the lower ond upper arecs ond reusing the ‘Chonge House' for offices and releil

relaled to the Heo markel are also recommended.

New infill buildings ore proposed 1o be developed around o viloge green. The new buildings would
be mixed use with retoil on the first floor and residentiol /office on the upper floors.  Buildings with o
minimum of two slories are proposed with o maximum height of 3 stories. The existing Change House
should be the key building. No new buildings should be larger in size and scole then the Chonge

House.




The flea morkel, farmers market, and cuction house ore proposed on the lowe! oree of the Zine Mine
site neor porking and odjacent to the troilsto 1roils ond rail line. This orea could occommedale one o
more of the following: flec morket, formers morket, ond auclion. With oppropriole design ond

manogement, olt three of these uses could coexist on o determined lime schedule,

Evaluction of the Study Area for Conformily with Redevelopment Area Criteric

As the Indusiriol revolution progressed in the 19th Century, fronklin became home o many industries
bosed on the exiroction of nalurol resources. Mining offered many jobs. The mine acled as the incubotor
of 1own life and business. By the Civil Wor, franklin's mines ond the Main Steel arec were booming.
Fronklin flourished os businesses grew, Companies such os the Franklin ron Compony, the New Jersey

Zinc Company end mony others employed hundreds of blue-colfar workers, mony of them immigronts.

The founcalions of the Borough's economy - the mining of florescent minerols - would nof continue to fuel
the Borough's economic engine. In 1954, the lost of Ihe ore was extracted from the zinc mine, slowing
the growth of Franklin and chonging the pottern of business and development. Roule 23 become the
focus for development, os the citizens drove for groceries, clothing and other household items. This key
rensportalion cortidor absorbed most of the growh in the Borough. The tronsfer of the Post Office from
Moin Streel 1o Route 23 signaled the Irend of this oge: oway from Main Streel, towaids the highwoy.
Many buildings olong Main Steel were converled from commercic! to residential uses. The old Main

Stree! core slowly melted away.

Since the closing of the mines in 1954, the only other use of the sile was os ¢ chemicol plani for
pharmoceulical components by Northern Fire Chemical Company in the chonge house/fime office. The
plont suffered an explosion in 1977 from processes in violotion of locot codes, desiroying the interior of

the buildings and ending use of the site. The NJDEP completed o cleanup of loxic substances in 1980,

The site has remoined vaconl since and hos hod confinuing problems with vandalism, trespassing,
vagrancy, theft, offrood vehicle use and juvenile delinquency. The NIDEP hos since lerminated o 1993
MOA with the property owner lo conducl remediol af the site, plocing the site on the NJDEP

Comprehensive Site List,

In March 2003 the Nj DEP and the NJ Spill Compensation Fund filed suil ogoins! the cutrent owner, f.
. Realty Company to "recover cleanup and removal costs they have incurred, ond wil incur, as a resul

of the unsotisfactory storage or contoinment of hozardous substances ot the Northern Fine Chemicals,




Inc. site (Sitel..." ond “teimbursement under the Spill Acl for the domages they hove incurred, and will
incur, for any naturol resources of this State thot hes beer, or moy be, domaged or destroyed by the

cortominalion of the site ¥

The oliegolions in the suil include thot between 1974 and 1977, NIDEP inspected the sile several
limes, while leosed 1o the Northern Fine Chemical Compony, ond found subsiantial quonlilies of oil in o
siream ond chemical waste leaching from on obandoned building.. Inspections by NJDEP following the

explosion in 1977 found o powderlike residue covering everything in the oreo

from 1977 through 1980, NIDEP, Sussex County Health Dept. and Franklin Township Boord of Health
conducted o series of site inspections observing o number of drums throughout the site, two lagoons with
perforated liners ond severol tanks with unknown liquids in them. Somples faken of the fime revealed
levels of hozordous substonces in excess of NIDEP cleonup criterio in the soils and evidence of

groundwaoter contominalion,

In March 1980, NIDEF issued o directive to f.L. Realty direcling the initiofion of a number of sile
remediation measures.  Thal same month, F.L. Really informed NIDEP that it waos unable to comply,
requiring NIDEP to perform the remediation with public funds. The NJDEP then went on 1o file liens on
the property to recoup cosls. The suil filed in 2003 is seeking reimbursement for ofl clean up and
removal cosls and is seeking o judgmenl of three times the clean up and removal costs as permitied

under statute as well os assessments for natura! resources and costs ond fees.

An anolysis of the Swudy Areo's exisling land use, physical charocteristics and accessibility was
conducted using tax records, oeriol pholography, public information and visuol inspections, The Study
Areo onolysis indicates that the Study Area meets the "o”, “b", *¢”, *d", ond "e” criteria os esloblished

by Seclion 5 of the IRHL as o Redevelopment Area.




The New Jersey Zinc Compony Mine Sile {Study Areo).

Block 16, lot 78
Q5 Main Slree
Fronklin Borough

Owner: [ L. Realty, Inc.
C/Q Richord Doran
| Howe Avenue
F.O. Box 146
Passaic, N} 07055

Assessed Acres: 21.25

Assessed Land Valye: $230,700.00
Assessed Improvement Valve: $45,000.00
Assessed Totol Volue: $275,700.00

Block 16, lot 80
19 Steriing Shreel
Fronklin Borough

Owner: W] Zine Ce., Inc.
C /0O Horsehead Ind,
110 E. 59" Street
New York, NY 10022

Assessed Acres: 3.67

Assessed Land Volve: $44,400.00
Assessed Improvement Volue: $0.00
Assessed Tolal Value: $44,400.00

Criterio for Redevelopment Areo Delerminolion Met by Study Area
o. The generality of buildings are substondord, unsole, unsanilory, dilopidoted or obsolescent, or
possess any of such characteristics or are so lacking in light, oir or space, os to be conducive

1o unwholesome living or working conditions.

The existing buildings on site are in disrepoir. The chonge house/time office sulfered an explosion in
1977 and hos vocant windows ond doors. Debris covers large areos of the sile. The smoke stacks are
siill slonding oad oppeor 1o be stable, but their true condition is not known al this time. The remaining
structuses ore portiol and crumbling, showing signs of weathering and fire. Partial foundations remain

and ony open holes moy pose a threat lo public salely.

b The discontinuance of the use of buildings previously used for commercial, monutocuring or
industriol purposes; the obondonment of such buildings or the same being allowed to fali into

so greal ¢ stote of disrepair as o be untenaniable.

The las! industriol use of the site was in 1977 ond was discontinued following on explosion caused by
processes in violation of locol codes. While much of the focade of the change house/time office
appears lo be salvageable for historic preservotion purposes, the interior is gutied and exposed lo the
elements ond nol usable of this ime. Debris lilers much of the “Upper Area” of the site odjocent to the
change house/fime office. The sleeply sloped areos resemble tolus slopes wilh large areos of exposed
(ocks and mine toffings. The “lower Area” houses crumbling storage bins ond foundalions, os well as

the smoke stacks.
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¢. tond thal is owned by the municipolity, the county, ¢ local housir;g authority, o redevelopment
enlity, or unimproved vocont lond that has remoined so for o period of ten years prior to the
odoption of the resolution, ond that by reason of ik locolion, remoleness, lack of means ol
access lo developed seclions or portions of such municipolity, topography, or nature of the sail,

is not h’kely to be developed through the instrumentolity of private capital.

Porlions of the property hove remained unused since the mine closed in 1954, Only the “Upper Area”
hos seen use since ond the chemical monufocturing occutring on sile in the chonge house/time office

ceosed in 1977 lollowing an explosion due 1o the monufaciuing process.

The entite weslern side or “lower Area” of the property is adjucent to the inactive New York,
Susquehonna and Western Roiltood Right of Way, which is unimproved and unpoved. There is o
galed occess point of the intersection of the rightofway and Junction Steet. Junclion Stree is steeply
sloping and should be considered fimited in its ability to provide occess fo the site. The main point of
access for the eostern side or “Upper Arec” is adjocent lo the Franklin Museum on Main Streel, across
from the Municipal Porking Lol The change house/lime office is visible fom Main Stee!. The "Upper
Area” of the site is olso accessible by Mill Sireet ond Sterling Stieet, small residential side skeets thot
should also be considered limited in their obility to provide access to the site. The remainder of the site
is separoled from surfoce sheels by residentiol development. The entire site has only two tenable access
points, the infersection of Junction Street ond the rightolway and Main Street adjacent lo the Franklin

Museurm.

The 4.5 ocres of severely steep slopes Ihol Iraverse the length of the property also present o challenge to
development. The steep slope effectively divides the property into two ond could not be overcome by

grading alone,  Switchbacks ond stoirways will be necessory fo fie the propery together,

d. Areas with buildings or improvements, which by reason ol ditapidation, obsolescence,
overcrowding, favlly arrangement or design, lack of ventilation, light and sanitary focilities,
excessive lond coveroge, deleterious land use or obsolete layout, or any combinotion of these

or olher aclors, ore delrimental to the safety, heolth, morols or wellore of the community.

Portions of the propery have remoined unused since the mine closed in 1954, Only the “Upper Areo”

hos seen use since and the chemical monulocturing occurring on site in the change house /time office




ceased in 1977 loflowing on explosion due to the monutacturing process. The remoining buildings ore

dilopidated ond not secure.

The site has remained vacant since 1977 ond has had conlinuing problems with vondalism,
Irespossing, vogroncy, thefi, offrcad vehicle use ond juvenile delinquency.  The NIDEP hos since
lesminaled o 1993 MOA with the property owner to conduct remedial of the site, placing the site on
the NIDEP Comprehensive Sile lisl. The conlinued disuse of the site, inobility fo deter respossers ond

possible continuing contaminction of the site pose o theal to the healih ond safety of the community.

e. A growing lock or totol lock of proper utilizotion of areas coused by the condifion of the tifle,
diverse ownership or real property therein or other condilions, resulting in o stagnant ond
unproductive condilion of lond potentially useful and valuable for conlributing to ond serving

the public heolth, safely ond wellare.

The study oreo hos remained vocont in poit since 1954 ond in whole since 1977, Portions of the
property sit along Moin Streel ond polentially link the Main Streel Corridor to the Rail 1o Trail network
presented by the abondoned New York, Susquehonna and Western Railroad Right of Way. This is o
key propery in the cenler of town that will be instumental 1o the redevelopment of the Main Street
corridor of Franklin Borough. To allow the propery 1o remoin undevelopable ond in a stote of disrepair

ond dilopidation would threaten the recovery of the Moin Streel Corridor.

The study orea contains buildings in disrepair and of obsolete design. The oreo poses o public sofety
ond heclth risk. Il has remoined vacont for decades ond has limited access to sudoce roads ond
adjacent development. The severely steeped slopes thot raverse the properly limit developmeni
potentiol. The confinued success of Main Sireel redevelopment relies on the proper redevelopment of

the site.
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Appendix 1.

Access along Sterling Streel
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Access dlong Roilroad Right of Way
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Mine tailings on slope
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Change house/lime office
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"Upper Area” :
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Appendix 2.

20.1177. Blighted Area Rehobilitotion District.

a. Purpose. The intenl of the following regulotions re lo establish o framework for the development of Block
16, Lols 44, 45, 46, 69,70,73,74,75, 78, 79 ond 80 in conformance with the Blighled Areo

Plan for these parcels.

1. Zoning. Block 16, lots 44, 45, 46, and 69 shall be regulated by the provisions of the B-1 zone in the
Borough of Franklin Zoning Ordinance.

2 Block 15, lols 70, 73, 74, 75, 79 and 80 shall be reguloted by the provisions of the R:1 Zcne in the
Borough of Franklin Zoning Ordinance.

7 Block 16, Lot 78 shall be regulated os follows:
A. Pesmitted Uses:

(1} Townhouses.
(2] Aparlments
{3} Senior Cilizen housing.
(4} Any use permitied in B-1 and B-2 zones.
(5) Porks and ploygrounds
|6) Clubhouses ond community cenfers.
(7} Essentiol public uiifity and service facilities including maintenonce facilities ond structures.

(8] Accessory uses cuslomarily incident lo the obove uses including parking focilities, signs, ond
indoor and outdoor recreational lacilties including community centers, lennis courts,
swimming pools ond other similor facilities,

8. Densilies.

(1} The gross density of Block 16, Lot 78 shall be ten dwelling units per acre except thal where
densities hove been tronsferred according to the provisions of the Transter of Development
Credits. In no case shall the gross residentiol density of 238 unis be exceeded on lot 78,

Block 16,




[2) Minimum lol size sholl be 20 ocres.

C. Building Requirements:

(1) Muttidomily dwellings. No principal building sholl exceed a height of two and oneholl
slories o 35 feel provided, however, thal for buildings constructed on sloping tetrain ond
hoving moin entranices lo dwelling units from both the high and low sides of the buitdings,
the maximum heighl, as measured from the low sides of The building moy be increosed lo
three ond one-hall stories 1o o moximum of 40 feet and futther provided thot no! more than
two floors ore served from the upper side of the building.

[2) Units per building. Aportment structures shall contain no less thon four nor more than 24
dwelling units. Townhouse siiuctures sholl conloin no less then four nor more than eighl
dwelling unis.

(3] Building length. No building shall have o conlinuous lacade in any direction exceeding
150 feet.

(4] Building plans ond elevations shall show @ variotion in design and appeorance of unils and
struclures lo be achieved by either lypes of roof, heights or soves and peoks, building
materiols or architectural reatment of the building focade.

(5] All common walls belween dwelling units shall be fire wolls which shall extend from the

bosemenl to the roof or such design which would meet minimum Stote Bureau of Housing
Inspection slandards.

0. Mullifarmily dwelfing unit requirements:

{1] Each multitamily dwelling unit sholl conlain s o minimum a separate living room, o
separote bedroom, a seporate bathroom ond o seporate kitchen, which kitchen facility sholl

be located separate and aport from other woms with the exception of a dining room,
excepl for efficiency units.

{2) Minimum floor orea. Dwelling units shalt contain minimurn Hoor areas in accordance with the
following schedule:

Efficiencies 400 square feet minimum
Aparimenls 500 square fee! plus 150 squore fee! Per additionol room*

Townhouses 600 square fee! plus 200 squore feel Per additional room*

* Any hebitable room other thon o living room, kitchen, dining 106m, dinette or bathroom.
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(3) No reom with a dwelling unil infended for human habitation sholl be locoted in a cellor,
basement or offic excep! thot o celler or bosement may contein o family room or recreation
room. This provision shall nol preclude the use of o bosement for o dwelling unit provided
one complete wall of the basement is above grade, or otherwise complies with the BOCA
code.

[4) Eoch townhouse dwelling unit sholl hove seporate front and reor entrances.

E. Accessory building requirements:
(1) Accessory buildings for one and twotamily dwellings shall be os reguloted in the R-3 District.
[2) Accessory buildings for commerciol buildings shall be regulated in the 13- 1 and 82 Districts.
(3) All other accessory buildings shall be regulated os follows:

{a) Setbacks. Accessory building shall meet the street setback of the principal building and
shall be af least 25 feet from o principal building or property line and ten feet from
another occessory building. Clubhouses, swimming pools and recreation focilities shall
be at leost 50 feet from o dwelling unit structure or property line.

{b) Height. The maximum height of on accessory building shall be 16 feet except for
recreational uses which shall not exceed 40 feet in height.

{c} Design. Architectural design and materials used in the construction of accessory
buildings shall conform to or compliment those used in the construction of principol
buildings.

e. Site Plan Regulations and Development Standards.
1. General:

A. Plot ond lot sizes ond dimensions, struciural heights and locations may be freely disposed and
arranged in conformity to the overall density standards herein and to the conditions of
comprehensive plans therefor, the general features and design of which shall be approved by the
Planning Board. Except as otherwise provided below, multifomily dwellings shall meet the
requirements of Section 1142.

Commercial vses sholl meet the required conditions of the B-1 and B-2 Districts.
No more than 20 percent of Block 16, Lot 78 shall be develed to commercial space.
The minimum development standords of Block 16, Lot 78 shall be as set forth in the following:

2. Boundary line Setback:
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5.

- Boundaory line setback requirements. Except for commercial stiuctures, no new buildings or

structures in Block 16, Lot 78 sholl be erected within 25 leet of the perimeter of soid lol.

. Buller Zone Requirements:

. The londowner shall be requirec to maintain o bufler zone of of least 25 leel olong the perimeter

of Block 16, Lot 78, excepl in the B-1 ond B-2 Diskicis between the zone boundary ond o
nonresidenliol building. Soid bulfer zone shall be kepl in its notural stole where wooded, ond
when notural vegetolion is sparse or nonexistent, the landowner shall be required to provide o
planted visuol screen.

. Wilhin suid buffer zone, no principal or occessory siructure, nor ony off-sireet parking or loading

oreas or other uses shall be permitted. Within said bulter zone, ulility ensements, and streets maoy
be permitied to insure confinuity with adjcining properies.

. Soid buffer zone moy be included for the purpose of computing the Block 16, Lot 78 open space

requirements.

. The bulfer zone requirements moy be reduced ot eliminated by the Planning Boord where Block

16, Lot 78 obuts or where they are consistent ond compatible with adjcining uses.

 Sireel Setback Requirements:

- No building or siruciure’ shall be erected within 25 teet of the cortwoy or ony inlernal public o

private steel or road. Every dwelling unit shall be served from o roadway that is other than an
orteriol slreet.

Distance between Mulli-fomily Buildings:

There shall be a minimum average distance between dwelling structures of 25 feel, plus onehalt foot
for each foo! of opposing building wall length, up 1o @ maximum of 75 fee). This provision shalf
apply 1o walls of the some building facing one anolher, such as in o coutyord formed by a U-shaped
building. Notwithstonding the foregoing, whenever a driveway is locoled belween buildings, the
minimum distance between building walls shall be 50 feet. The above minimum average distonces
may be waived by lhe Plonning Boord, for good couse shown.

6.

A,

{ondscaping and Open Spaces:

Not more than 60 percen of any parcel developed within Block 16, Lot 78 shall be covered with
impervious moteriol. Block 16, lot 78 must make provision for adequate recreation areos; ot leos!
20 petcenl of its lond shall be dedicated lo open space.

- Provision shall be mode for the preservation of signilicont natural feotures where odvisable.

. At feast ten percent of the property sholl be developed with recrealion focilities for use by the

residents of the developmeni. The recreation faciliies may be included as port of the open space.
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The sile plan, os il perains to Recreation Commission, which shall report to the Plonning Boord its
findings ond recommendations os to the lype, location, and exient of facilities 1o be provided. The
Plonning Board, bosed on the repor of the Recreclion Cormmission sholl approve the location and
extent of recreation laciliies. The Recreation Commission shall hove 60 doys lo report 1o the
Plonning Boord afier receipl of soid recreolion plan. In reviewing the recreation focilities of the sile
plan, the Planning Boord shall encourage the incorporotion of facilities and reloted feolures os ore
appropriote to the site and the probable needs of the residens.

D. Alt developments sholl be provided wilh professionolly designed ond execuled landscaping. Al
areos not villized for porking, drivewoys, slreets, recreationol facilities, patios or buildings shall be
provided with lawns or other suilable growing ground cover, Irees and shrubs, Continuous
screening shall be provided where muliifomily or atached units obul the troct boundary line. The
Planning Board moy, if condifions worran, require screening of buffers consisting of tencing o
landscaping around recreation, parking, ufility, refuse disposol oreas and other similor areos.
Shade trees sholl be provided olong walks, drivewoys, porking oreas, streets ond roads. All
landscaping shall be mainiained in good condition and shall be reploced whete necessary.

E. Except where found nonessentiol by the Pianning Board, concrele sidewolks ol leas! lour feet in
width sholl be provided os follows:

{1] Between front entronces of each building.
(2} Between each building ond porking oreos seiving said building.
(3) Along drivewoys

4} In such other locations os moy be warronted by probable pedestiion roffic in the interest of
salely.

(5] Sidewatks provided olong roadwoys shall be located at lecst three feet om the inside edge
of the curb.

16} The obove notwithstanding sidewalks shall alwoys follow the noturat path of pedesirian flow.

F. Screening and fencing sholl be provided to shield porking areas and olong sidewalks and intesnal
roadways. The source of lighting sholl be directed downward, awoy trom buildings ond adjoining
shieets and propery lines.

7. Ol Street Parking Reguirements.

A. The parking provisions for Block 16, lof 78 sholi conform lo the requirements of Section 1l 52 and
711 of the franklin Zoning Ordinance except thal o minimum of two porking spaces per unil sholl
be required.

8. Uhilities.
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A The villity provisions of Section shall apply to Block 16, lot 78.

9. All site plon stondords ond requiremenls of the Municipol tond Use tow ond the Borough of
Fronklin sholl be opglicable lo any development within this zone.

e. Requirements for Transler of Development Credits,

1. Purpose. In on effort 1o add flexibility 1o development ond preserve land within the blighled areo’s
floodplain for open space ond recreationol uses, this chopter permils the owner of Block 16, ol
78 1o increase the density of development on the tract in exchange for dedicoting seporate ond
properly subdivided lots to the Borough of Franklin. The Iransferred development potentiol may
emanote from lots 73, 74, 75, and 79 of Block 16,

2. Density Increase. The Borough shall allow two additional unils for each acre or fraction thereof thot
is dedicated lo the Borough. However, due to the limitations of Block 16, Lol 78 {size, access,
slope}, no more than 238 units moy be constructed.

1. Conditions of Transfer. Any lof for which credit is being sought shall be owned by the owner of the
receiving lracl which is wider considerofion for developmen! and may be deeded lo the Borough
o resticted by deed 1o open spuce of recreotional uses of the fime of final approval of the
development into which the credits ore konsterred. The form of the transfer, be it o dedication o
deed reshriclion, is the oplion of Ihe Governing Body. Il a dedication lokes ploce, the deed shall
contain restriclions as lo the future use of the land by the Borough, limiling Those areos lo open
spoce, of recreational use.

4. Application 1o Plonning Board. The applicant 1o the Planning Boord shall simullaneously submit:
A. A plat showing the lands proposed lo be dedicoled or conveyed to the Borough,

B. A plot showing the ofea to which it is proposed lo ransfer the development credils and, in general
form, the monner in which such credils ore proposed fo be ulilized.

e. Referral to Governing Body.

1. Ilis recognized thal any dedication or deed reskiction of lands to the municipality would involve o
determinalion of acceptance by the Governing Body, and it being advisable lo oblain an
evolualion of the possibility of occeptability ot the earliest possible time, The Planning Boad, il i
be salisfied that the application is in order, shall refer the same o the Borough's Governing Body.

2. The Governing Body shall, within 60 days of such referral to it, delermine the occeplability of the
dedicalion or deed restriction.

3. £lfect of Governing Body Determination:

A. A fovorable decision by the Governing Body sholl constitute @ finding only thot the londs proposed
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to be dedicoted or restricled will be acceploble 16 the Borough, provided thal oll of the
requirements of the Planning Boord are me! within the lime herein sel forth, Such opprovol does
not consfitule approvol of ony subdivision nor does it exempt the opplicont from his obligation to
comply with all applicable ordinances. Such opproval sholl expire if the opplicont hos not
received formol preliminory apptovol of the opplicoble subdivision or site plan within one yeor
from the dale of approva!l of the Governing 8ody. Said fime limit moy be extended by the
Governing Body for good cause shown, provided thot opplication is made for extension within the
lime lirmit,

~ As part of any such opproval, the Governing Body shall eslablish, in occordonce with the
slondards of this chopler, he moximum numbes of credils for which such parcel is eligible. There
sholl be no credits in excess of the amoun! so estoblished without further action by the Coverning
Bedy.

A negotive delermination by the Geverning Bedy sholl specily whether such determination involves
the then nonrocceptability of the lands proposed 1o be dedicated or restricted, or a rejection of the
mannet of lands to which such credits are proposed 1o be tronsterred, or both. A negalive
determination is considered o be o determinotion ot thal particular point in lime, and sholl not
preclude o loter opplication for credits from the some lands to be ulilized in a diflerent location or
for credits from different londs to be utilized in the some proposed location.

. Processing by Planning Boord. The application shall be concurtent with the major subdivision or
site plan wilh which it is essocioted. Approvol by the Governing Body pursuont lo this Section
sholl not bind the Plonning Bourd to ultimate acceptance of the land or use of credits therefrom

_ There sholl be no banking of development credils, If the plan presented by the Applicant does nol
utilize ol of the credits 1o which the land moy be entilled, ony excess credils sholl be considered
forleited; provided however, that il the parcel to be conveyed is of sufficient size so os to permil
the subdivision therefrom of tonds which would be the excess credits, and il such subdivided
porcel would conform 1o the zoning regulations, and would not impair the use of the remaining
londs 1o be conveyed, the Planning Board may permil such subdivision. Any such subdivision shell
conform to the subdivision provisions but may be processed concuirent with the main application,
contingent upon the grariting of the main application.

. Condilions Attached to Londs Proposed to be Conveyed. As o condition for occeplance of londs
proposed fo be conveyed lo the Borough in exchange for ransler of development credits, the
Planning Board may impose reasonable condilions upon the lands proposed to be conveyed.
Such conditions may include, by way of Mlusiration ond not by way of limitation, preparing proper
access 1o lhe site, ereclion of barriers 1o prevenl unauthorized access lo the site, modification of
existing utililies through the site and the like.

. Conveyance 1o Borough.
A. The dedication or restriclion of said lands shalt be in o form opproved by the Boraugh

Altomey. When dedicaled, there shail be submitled with such deed o tille insurance policy insuring
lifle to the parcel which policy may conloin only those exceplions opproved by the Borough.
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B. Where the londs dedicoted 1o the Borough have been in form lond assessmen, the gronter sholl
poy oll roltback laxes up 1o the dote of finol approvol, and if no final approvel sholl be endorsed

and no mops shall be signed untit proof is submitted thol oll toxes on the porcel, including the roll
bock taxes, hove been poid in full.
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The purpose of this repor oddendum is 1o address whether the porticn of Fronklin
Borough, Sussex Counly, known os Block 16, tol 78.01, 0 2.2 oce lot subdivided
off Block 16, lot 78 in 1999, referred 1o herein os the Subdivision Area, has any
impacl on the finding of the original "Redevelopment Area Delermination Repor for the
Zinc Mine Site of Fronklin Borough” dated Oclober 2003.

The Borough of franklin Council, in a Resclution dated Moy 13, 2003 avlhorized the
Plonning Boord of Franklin lo "conduct o preliminary investigotion putsuant fo the Local
Developmeni Housing low”.

On June 16, 2003 the Fronklin Borough Planning Boord outhorized o preliminary
examination of Block 16, lols 78 ond 80, the 28+ /- acre atea commonly known as
the “Zinc Mine Properly”, to determine if the property Is appropricte as o
redevelopment oreo according to the crileria set forth in NJ.S.A. 40A:12A-5. The
Subdivision Areo, Block 16, lot 78.01, 0 2.2 acie lof subdivided off Block 16, Lol
78 is port of the defined sludy oreo, though the block and lot was net specifically
listed In the authorizing resolulion.

The Subdivision Area has fronloge on Mill Street and Sterling Streel ond abuts the rear
of four parcels with fontoge on Main Steel. The bulk of the Subdivision Area lies
south of the comer Mill Street and Sterling Stree.

The originol Study Areo is defined os Block 16, lots 78 and 80 in Municipal Tox
Records and consists of approximolely 28+ /- acres. The site can be considered lo
have two development “Areos” divided by 4.5 acres of very steep slopes in excess of
25 percent. The "Upper Area” is opproximalely 12.5 acres edjacent lo lhe Main
Shreel side of the site ond the “lower Area” is approximately 11 ocres odjocent lo the
obondoned right of way. The Subdivision Areo is vocant, without any existing
buildings or foundations and is primarily in the "Upper Area” of the original Study
Asea: the reor of the Subdivision Area is sleeply sloped. The Subdivision Areo
represents 2.2 acres out of the folal 12.5 ocres of the "Upper Areo”.

This report addendum finds that considering the Subdivision Area, as o separale
parcel of the original Study Area, does not alier the findings of the original report and
thol the Study Area, including the Subdivision Area, meets the Redevelopment criterio
as detoiled in the Redevelopment Area Determination Report dated October 2003.

Redevelopment Arec Determination Reporl 1/27/2004
Zinc Mine Site Addenoum
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