Peggy Snyder

4 Dublin Road

Pennington, NJ  08534

June 30, 2006

Eileen Swan

Executive Director

Office of Smart Growth

Department of Community Affairs

P.O. Box 204

Trenton, NJ  08625-0204

RE:  Sussex County Plan Endorsement Public Comment Period

Dear Ms. Swan,

I have recently learned that Sussex County has submitted documentation for Initial Plan Endorsement of its Strategic Growth Plan.  I have also been informed that June 30, 2006 is the end of the public comment period for this application.  According to the DCA website, this petition was deemed complete on April 19, 2006.  Given the sheer volume and scope of the petition and its supporting documentation, I respectfully request that the public comment period for this application be extended for at least 60 days.  This would enable the public to obtain a reasonable understanding of the plan and its implications for the future of Sussex County.  

I am particularly concerned about the center designation for Andover Borough.  The concept plan for the development of this center, as presented by Beazer Homes (and available at the Save Andover Borough website), does not appear to be consistent with the SDRP’s vision of a walkable community.  The adverse environmental impacts of the development are substantial and the feasibility of the project being constructed in accordance with the Stormwater Regulations and the RSIS is questioned.  Additionally, there is wording in the Sussex County WQMP that appears to indicate that the WQMP amendment of 1996 that designated sewer service for the site and a wastewater treatment plant discharge to Kymer Brook was inappropriate.  Finally, it is my understanding that the officials of Andover Borough have recently withdrawn their approval of the General Development Plan for the site and have revoked the mixed-use zoning originally proposed for the site.

Center Based Development Goals and Implementation for Andover Borough

The concept plan for the Andover Borough Center indicates that 590 homes are proposed for the center along with 68,000 SF of retail and office uses and 175,000 SF of industrial/warehouse uses.  A 10,000 SF Community Center and two ball fields are proposed for the site as well.    While this configuration could be described as a mixed-use development, a review of the plan indicates that it is nothing more than a typical sprawling residential subdivision with a token amount of community enhancing features.

The plan indicates that all of the residential portions of the site will be disconnected from the office/retail uses.  The community center, balls fields and nominal office/retail portions are located at the southernmost portion of the site nearly a mile away from the northerly residential units.  The industrial component of the plan is located on the southern side of the Lackawanna Cutoff and is totally isolated from the rest of the site given the 70’ high trestle supporting the Cutoff. 

Furthermore, the demographic and socio-economic divisions inherent in the layout of the plan are troubling.   The residential components range from high-end senior housing to apartment rental units.  The senior housing portion is located closest to the amenities while the townhouses and apartments appear to be located to the north of the site near the proposed wastewater treatment plant.

Incidentally, it does not appear from the concept plan or the newspaper articles about the project that any COAH housing will be provided with the plan.  Given that this site includes nearly all of the developable land in the Borough, it is questioned how and where the affordable housing needs generated by this plan will be met.

Adverse Environmental Impacts – Water Balance Issues

The Center is proposed to receive public water from the public water supply wells in Andover Borough.  The wastewater will be treated with an on-site wastewater treatment plant that will discharge into Kymer Brook on the northern portion of the site.   This configuration will result in serious water balance issues with a negative impact on the aquifer.  The design criteria for the wastewater treatment plant indicate that 251,000 gallons per day of wastewater will be treated and therefore at least this amount of water will likely be pumped from the aquifer to serve the site.  Thus 91,615,000 gallons of water per year will likely be withdrawn from the aquifer and discharged into the Kymer Brook.

A further water balance issue is evident when considering the stormwater management for the proposed development.  The site is located in an area of carbonite and limestone soils (i.e. karst soils).  These soils are prone to solutioning and oftentimes sinkholes and other subterranean features are found on such sites.  The New Jersey Soil Erosion and Sediment Control Standards require that stormwater basins in such areas be underlain by impervious liners or that they be located on soils that have been compacted.  Infiltration is not recommended in areas with these soil types due to the risk of sinkhole formation.  Thus, based on the concept plan, nearly, if not all of the stormwater on the site will be prohibited from infiltrating.  This will further deplete the groundwater resources in the area.  

New Jersey Regulations and RSIS Requirements

As stated in the previous section, any stormwater management system for the proposed center will need to be designed and maintained in a way that will protect the underlying integrity of the soils on the site.  The concept plan indicates that 6 stormwater basins are planned for the development.   Given that none of these basins should be infiltration basins, it is questioned where each of these basins will discharge their stormwater.  Only one of the 6 basins is located anywhere near a stream.  The basin that is proposed to serve the warehouse/industrial portion is located in the HUC 14 watershed of a C1 stream.

Since the RSIS incorporate the New Jersey Stormwater Rules by reference, if the stormwater

regulations will not be met, then neither will the RSIS.

Sussex County Water Quality Management Plan

I have reviewed the Sussex County WQMP and its supporting documentation at the NJDEP.  The original plan was approved in 1979 and the amendment that placed the Andover Borough center in a sewer service area was approved in 1996.  I found wording in the original document that seems to indicate that a development of this nature and intensity is totally inconsistent with the studies done for the WQMP.  Incidentally, I found no back up data supporting the provision of sewer service for the site or any type of discharge to Kymer Brook.

Kymer Brook is a tributary to the Pequest River.  Concerning this river and its tributaries, the WQMP states:

No wasteload allocations have been established for the Pequest River.  A report prepared for the Sussex County MUA by Hydroscience, Inc. concludes “that treatment systems for wastewater disposal should consider other alternatives than discharging to the headwaters of the Pequest.”  It is recommended that a zero point source wasteload allocation be established for the Pequest during the critical water quality period, May through October, or a non-degradation standard applied.

It should be noted that I also reviewed the NJPDES permit application file for the proposed wastewater treatment plant and did not come across any updated stream data or studies for the brook.

The WQMP also stated the following in reference to the issue of wastewater treatment in the County:

In Sussex County it is projected that 100% of the county seat and 7 of the 8 Boroughs would be fully sewered.  The remaining Borough (Andover) has suitable land area and soil to accommodate its projected population without central sewage treatment, the lack of a suitable receiving stream strengthening this conclusion (emphasis added).

It is unfortunate that the Andover Borough WQMP Amendment was approved in 1996 and it would seem to supersede the WQMP recommendations.   However, I do not believe the wording in the original WQMP should be dismissed.  The complete WQMP file that I reviewed at the NJDEP contained no decision-making documents pertaining to the approval of the Andover amendment yet it contained much supporting data for the original WQMP.   At the very least, stream studies and carrying capacity studies should be provided to assure that the planned development will not adversely impact the receiving stream and the aquifer.

Recent Andover Borough Actions Concerning the Center

According to several news articles in the New Jersey Herald in early March 2006, Andover Borough officials have reconsidered their support for the designated center in the Borough.  Not only was the General Development Plan for the site terminated but also the mixed-use zoning for the site was revoked.   Unfortunately, the Sussex County Strategic Growth Plan does not address these recent developments.  Support for the Strategic Growth Plan should be received from the affected municipalities in Sussex County.  The continued designation of the Andover Borough site as a Center has been seriously called into question.  Input from Andover Borough and its neighboring municipalities should be sought and encouraged in order to determine the feasibility and appropriateness of the Andover Borough Center. 

In closing, I would like to reiterate the need for an extended public comment period.   There are many portions of the Strategic Growth Plan that require clarification and comment.  I have only scratched the surface in my comments.

Thank you for the opportunity to share my thoughts and concerns with you.  I you need to contact me I can be reached at (609) 730-9481.

Sincerely,

Peggy Snyder

Cc:
Julia Somers, Highlands Coalition


Scott Olson, Highlands Coalition


Jeff Tittel, Sierra Club New Jersey Chapter


Bill Wolfe, NJ PEER


Tracy Carluccio, Delaware Riverkeeper Network

