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Purpose

Pursuant to the requirements of N.J.S.A. 40A:12#:6,Hopewell Township Committee
adopted Resolution No. 17-174, directing the Hopewewnship Planning Board to
undertake an investigation into whether Block 86t 80 and Block 86, Lots 32, 33, 34
and 130 constitute& non-condemnation area in need of redevelopment in accordance
with the criteria set forth in N.J.S.A0A:12A-5.

The lots under review are adjacent to lots pre\nofmind to qualify as an area in need
of redevelopment pursuant toPaeliminary Investigation Report for Designation of a
Non-Condemnation Area in Need of Redevelopment- Block 85 Lots 3, 4, 5.01, 7 and 24.
The lots under consideration here are also sticdbygilocated to provide roadway
improvements that will ease traffic in and arouhd tedevelopment area and improve
traffic safety in and around this portion of theaniriship.

Description of Study Area

The parcels referred to the Planning
Board for evaluation include five lots
in Block 86: Lots 32, 33, 34 and 130,
along with Lot 30 in Block 85.
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Lots 32, 33, 34 and 130 lie just south
of and adjoin the previously
designated “Zaitz" Redevelopment
Area (seen on tax map excerpt '
right). They are situated along Divert
Road, which intersects Route 31 at|a
90 degree angle at an unsignalizeds;
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intersection, where left turns are | 51:
prohibited onto Route 31 and access=j§|,2
difficult when Route 31 is busy. '
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Block 85, Lot 30, (seen below and in the photoshisommon ownership with Lot 24
and is used as a . NS B :

driveway to Route . . \\
31 from the Wells _~
Fargo bank .
branch on Lot 24.9'
The primary .
access to the drivdl
through and ., e
parking is from »’
CR 546, but Lot o\
30 provides ans A 5.V
important alternate access. These parcels aréfiddron an
aerial photo labeled as Figure 1. The size amckotiuses -
of the parcels under study are as follows:

B

Block/L ot Tax Current Use
Map
Acreage
85/30 23 Wells Fargo Bank Driveway
86/32 34 Single Family Dwelling
86/33 .39 Single Family Dwelling
86/34 .39 Single Family Dwelling View of Lot 30 from Route 31
86/130 2.2 Vacant

The locations of these parcels are depicted onr&igu- Tax map Sheets 20 and 20.02.

Existing Land Use

The character of land uses in the vicinity of tigg iB depicted in two ways in this report.
Figure 3 — “Land Use Land Cover” illustrates th@dyof land use/land cover by the
extent of coverage across various portions of Qe PFigure 4 — “Property Tax Class”
illustrates the tax classification for the entirgrgel. Together these data illustrate the
type and extent of land uses surrounding the PQ.

Block 85, Lot 30

Lot 30 adjoins the southbound lanes of the Penam@lircle where it provides access to
Wells Fargo, roughly %2 mile south of Penningtondmh.
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The Pennington Circle is encumbered with a muttipliof driveways to adjoining land
uses, including the liquor store and conveniencesgation to the north and an irregular
arrangement of entrance and exit drives to Shop ithe south. It is situated between
the driveway exiting the Exxon Station and the amte drive to Shop Rite.

Block 86, Lots 32, 33, 34 and 130

Diverty Road in this vicinity is occupied exclusiydy single family dwellings, as seen
on Figures 2 and 3.

Satutory Criteria for Evaluation of Whether Sudy Area is
an Area in Need of Redevel opment

According toNJ Rev Stat § 40A:12A-3 (2015)

"Redevelopment area" or "area in need of redevedmpimmeans an area
determined to be in need of redevelopment purst@argections 5 and 6 of
P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) or detered heretofore to be a
"blighted area" pursuant to P.L.1949, c.187 (C.B@2%.1 et seq.) repealed by this
act, both determinations as made pursuant to ttheaty of Article VIII, Section
lll, paragraph 1 of the Constitution. A redevelopmarea may include lands,
buildings, or improvements which of themselvesrasedetrimental to the public
health, safety or welfare, but the inclusion of ethis found necessary, with or
without change in their condition, for the effeetivedevelopment of the area of
which they are a part.

NJ Rev Stat § 40A:12A-5 provides that after invgion, notice, and hearing as set
forth in Section 6 of P.L. 1992, ¢.79, an area rbaydetermined to be in need of
redevelopment if the Planning Board recommendstia@djoverning body concludes by
resolution that the delineated area contains ariyeofollowing conditions:

a. The generality of buildings are substandard, unsafsanitary, dilapidated, or
obsolescent, or possess any of such characteristiese so lacking in light,
air, or space, as to be conducive to unwholesomimgli or working
conditions.

b. The discontinuance of the use of buildings previpwsed for commercial,
manufacturing, or industrial purposes; the abandarirof such buildings; or
the same being allowed to fall into so great aest#Ht disrepair as to be
untenantable.

c. Land that is owned by the municipality, the couraypcal housing authority,
redevelopment agency or redevelopment entity, eamproved vacant land
that has remained so for a period of ten yearsr gonoadoption of the
resolution, and that by reason of its location, aemess, lack of means of
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access to developed sections or portions of thaaipatity, or topography, or
nature of the soil, is not likely to be developbadtigh the instrumentality of
private capital.

d. Areas with buildings or improvements which, by wasof dilapidation,
obsolescence, overcrowding, faulty arrangement esigh, lack of
ventilation, light and sanitary facilities, excessiland coverage, deleterious
use or obsolete layout, or any combination of thesether factors, are
detrimental to the safety, health, morals, or welfaf the community.

e. A growing lack or total lack of proper utilizatioof areas caused by the
condition of the title, diverse ownership of thalrgroperty therein or other
conditions which impeded land assemblage or disgmithe undertaking of
improvements, resulting in a stagnant or not fplgductive condition of land
potentially useful and valuable for contributing &md serving the public
health, safety and welfare, which condition is preed to be having a
negative social or economic impact or otherwisendpeietrimental to the
safety, health, morals, or welfare of the surrongdirea or the community in
general.

f. Areas, in excess of five contiguous acres, whelaoldings or improvements
have been destroyed, consumed by fire, demolishattesed by the action of
storm, fire, cyclone, tornado, earthquake or ottamualty in such a way that
the aggregate assessed value of the area has bé&smaity depreciated.

g. In any municipality in which an enterprise zone basn designated pursuant
to the "New Jersey Urban Enterprise Zones Act,” Applies only in a
municipality containing an Urban Enterprise Zone.)

h. The designation of the delineated area is congistath smart growth
planning principles adopted pursuant to law or fagon.

As noted above, a redevelopment area may includds)abuildings, or improvements
which do not demonstrate blighting characteristias which, nonetheless, are important
for the effective redevelopment of the area of \Whiley are a part.

Conditions on the Parcels-in-Question
Block 85, Lot 30

Lot 30 is not occupied by any building and is esolely occupied by a two-lane asphalt
driveway with a divided entry/exit and a Wells Fargign at Route 31. The access
provided by this lot is important to Wells Fargoaasalternative access route, but it also
has strategic value for the redevelopment plan withtseek to combine and improve
access into the circle and onto Route 31.
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Block 86, Lots 32, 33, 34 and 130

Lots 32, 33 and 34 are occupied by two older sifigeily dwellings in generally poor
condition. Lot 130 is a landlocked vacant parcel.

Application of Satutory Criteria to Sudy Area Parcels

Block 85, Lot 30

Sincelot 30 is not occupied by any building and is exclusivebcupied by an asphalt
driveway, it is principally an area of impermeabteverage. Lot 30 need not be proven to
meet the redevelopment criteria, since it can fudlr inclusion because, while
conditions on the parcel are not of themselvesrdetrtal to the public health, safety or
welfare, the inclusion of Lot 30 is found necesdarythe effective redevelopment of the
area of which it is a part.

Block 86, Lots 32, 33, 34 and 130

Lots 32, 33 and 34 are occupied by two older single family dwellingsgenerally poor
condition that are part of the southerly extengibthe site that will be used for improved
access. Lots 32, 33, 34 are found necessaryhéoeffective redevelopment of the area
of which they are a part.

Lot 130 is a landlocked vacant parcel that will accommedaiortions of the
redevelopment including new roadway improvements. 130 is found necessary for the
effective redevelopment of the area of which & igart.

TogetherLots 32, 33, 34 and 130 are situated in a location where they can probiath a
more expansive area for redevelopment and enaller seadway connections for the
redevelopment area and beyond.

Inclusion of these lots in the designated redevalap area offers unique strategic
transportation advantages for this portion of thewiship and as such are found
necessary for the effective redevelopment of tlea af which they are a part. A future
connection to the traffic signal at Denow Road W#l enabled by the inclusion of these
lots as part of the redevelopment area and a reegltation of right of way by PSEG.

The additional lots also facilitate the ultimatennection to Denow Road, which provides
an alternate access to the Zaitz redevelopmentthatavill serve to alleviate potential
congestion along Route 31 and CR 546 in the vigioitthe Route 31 circle. This new
connection will improve both traffic safety and eenience as new and improved access
offers advantages for this portion of the Township.
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Notwithstanding the fact that there need be ndarrshowing of qualification as an area
in need, given their role in improving traffic asseand safety in the redesigned
redevelopment area, the use of these lots as paneaedevelopment area represents
smart growth and enables better roadway connecisdne

Summary of Findings and Recommendations

A non-condemnation area in need designation peresitablishment of a duly adopted
redevelopment plan but does not enable the mutiigipto take property through
eminent domain, commonly referred to as condemnattestablishment of a non-
condemnation redevelopment area must be basedaidemonstration that at least one
of the statutory requirements of the LRHL is s&dfor that a parcel is otherwise
necessary for the effective redevelopment of tiea ar need of redevelopment.

This Preliminary Investigation Report reviews thenditions on the properties in
guestion and the statutory criteria for designatingarea in need of redevelopment and
recommends that all of the subject properties [sgdated as a non-condemnation area
in need of redevelopment.

These parcels supplement the previously designab@dcondemnation redevelopment
area, which occupies a strategic portion of the fghvip, where Route 31, the principal
north-south State highway serving this portionhef State, encounters one of the several
confusing and complicated traffic circles that malaée and efficient travel through this
area a challenge. The supplemental lands in thidysallow for the connection of the
redevelopment area and its multiple family residgémeighborhoods to be connected to
Denow Road at the traffic light. This new conneatwill reduce congestion at the circle
by offering alternative routing from the redevelagaharea to points south.

This preliminary investigation is not designed tecammend any specific reuse
alternatives for this area, since such recommenwktican only be outlined in a
redevelopment plan. After a Planning Board resmiuis adopted memorializing the
recommendations from the hearing in this mattee, governing body may adopt a
resolution designating the area in question ageania need of redevelopment.

Following any redevelopment area designation byeguwng body resolution, the
governing body will direct the preparation of aeedlopment plan setting out the goals
and objectives for these areas, and outlining ttieres to be taken to accomplish these
goals and objectives.
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Figure 1
Aerial Photography
Block 85; Lots 30

Portion of
Hopewell Township
Mercer County, NJ
January 2018
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Preliminary Investigation Report Parcels
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Designated Redevelopment Parcels

Data Sources:

NJGIN Parcels 2011

NJDOT Roadway Network
NJOGIS 2015 Aerial Photography

This map was developed using New Jersey Department of
Environmental Protection Geographic Information System
digital data, but this secondary product has not been NJDEP
verified and is not State-authorized.
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Figure 2: Tax Map Sheets 20 and 20.02
Hopewell Township, Mercer County
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Figure 2: Tax Map Sheets 20 and 20.02
Hopewell Township, Mercer County
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Figure 3
Land Use/Land Cover
Block 85; Lots 30

Block 86; Lots 32, 33, 34 &130

Portion of

Block85,
Lot 30
Hopewell Township y
Mercer County, NJ
January 2018
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Data Sources:

NJGIN Parcels 2011

NJDOT Roadway Network

NJDEP 2012 Land Use/Land Cover

This map was developed using New Jersey Department of
Environmental Protection Geographic Information System

digital data, but this secondary product has not been NJDEP
verified and is not State-authorized.
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Figure 4

Property Tax Class

Block 85; Lots 30

Block 86; Lots 32, 33,34 & 130
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January 2018
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Data Sources:

NJGIN Parcels 2011

NJDOT Roadway Network
NJOGIS 2015 Aerial Photography

This map was developed using New Jersey Department of
Environmental Protection Geographic Information System
digital data, but this secondary product has not been NJDEP
verified and is not State-authorized.
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