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cording to the 2000 U.S. Census, there are 907 residen-
tial units currently within Sandyston Township. Should 
the Township continue utilizing and enforcing its current 
zoning ordinance, buildout would result in 2,419 units.

Residential A-Walpack Ridge Agricultural•	

Properties are zoned RA in one, contiguous area. 
The zone is comprised of 1,807 acres of land. 917 
acres are constrained (243 acres are already de-
veloped, and 673 acres are environmentally con-
strained.) 890 acres are available for development. 
OSG’s analysis indicates that the zoning creates the 
potential for 256 units on 890 acres of vacant land. 

Residential B- Valley Residential Agricultural•	

Properties are zoned RB in 3 non contiguous areas. 
The zone is comprised of 2,435 acres of land. 1,293 
of these acres are constrained (203 are already de-
veloped and 1089 are environmentally constrained.) 
1,142 acres remain available for development. OSG’s 
analysis indicates that the zoning creates the po-
tential for 667 units on 1,142 acres of vacant land.

Residential C-Mountain Residential•	

Properties are zoned R-3 in two non contiguous areas. 
The zone is comprised of 1,273 acres of land. 329 of these 
acres are constrained. (90 acres are already developed 
and 239 acres are environmentally constrained.) OSG’s 
analysis indicates that the zoning creates the potential 
for 166 units on 944 acres of vacant, developable land.

Residential D-Medium Mountain •	

there are 1,825 people residing within the Township 
of Sandyston. As reference, OSG used year 2000 
Census data to determine average household size, 
which was identified as 2.63 persons per household 
(median) from (U.S. Census Bureau (2000). Ameri-
can FactFinder: Sandyston Township, N.J. Retrieved 
December 16, 2009. http://tinyurl.com/yfxjpqk

Sandyston’s Housing element indicates that Sandys-
ton’s approximately 1,825 citizens reside in roughly 
910 housing units. Approximately 97 percent of the 
housing units are single-family detached homes, many 
of which are converted weekend/summer retreats. The 
Township has a relatively high vacancy rate due primar-
ily to vacation and second homes, of approximately 
24 percent. Of the occupied housing units, about 88 
percent are owner occupied and the remaining 12 per-
cent are renter occupied. Twenty-two percent of the 
Township’s housing stock was built prior to 1940. A 
total of 65.7 percent of the housing units in the Town-
ship were built between 1950 and 2000. The greatest 
percentage of housing built in the Township was in 
the 1950’s, however steady growth (12-13 percent 
per decade) continued on from 1960 through 1989. 
Growth declined somewhat in the 1990’s to 7 percent.

The Residential Buildout Method provides that buildout 
would occur when an additional 3,976 residents are 
added, bringing Sandyston Township’s population to 
5,801. The Residential Buildout Method provides that 
potential buildout of residential units would occur when 
an additional 1,512 units exist within the Township. Ac-
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analysis indicates that the zoning creates the po-
tential for 97 units on 128 acres of vacant land.

Commercial Buildout

The Commercial Buildout Method assumes buildout 
of currently designated commercial zones at the maxi-
mum density permitted under current zoning regula-
tions. While encouraging the growth of commercial 
businesses within the Township is admirable, zoning 
for such commercial enterprises must be realistic 
and planned according to the Township’s vision – a 
vision which should include mixed use centers thus 
encouraging Township residents to live within close 
proximity to where they work and shop to minimize 
auto use, reduce traffic congestion and enhance pedes-
trian mobility. Dependent upon future development 
pressure, the information provided in the Commercial 
Buildout Method will come to fruition as buildout 
occurs. Development pressure ebbs and flows over 
time and a significant amount of time may pass before 
Sandyston reaches buildout. OSG staff normally uses 
a floor area ratio method, a building cover method or 
a land cover method to measure the buildout of com-
mercial zones. Two of Sandyston’s Commercial zones 
V-1/Highway Village and V-3/Lakeside Village; do 
not contain the information necessary to accurately 
predict what development could take place there. OSG 
staff worked with the information provided to pro-
duce a method to measure the development potential. 

Assumptions considered both the potential lot sizes 
and DEP septic densities to produce a range. The 
ordinance contains yard requirements and stipulates 
that the minimum floor area must be 1,000 square feet. 
There is no minimum lot size required. If a developer 
was to take into account the yard requirements, space 
for a driveway, and the necessary distance between 
the septic tank and the well, the de facto minimum lot 
size would be about one acre. NJDEP has developed a 
“septic density” for each HUC 11 watershed in the State 
that identifies what the comparable residential zoning 
density would be in order to meet the groundwater 
quality standards. This density is based on antidegre-
dation policy at N.J.A.C. 7:9C-1.8(a). Properties are 
zoned V-1 in two non contiguous areas that are part 
of the Big Flat Brook and Little Flat Brook HUCs. 
Properties are zoned V-3 in one contiguous area that 
is a part of the Big Flat Brook HUC. The septic den-
sity for these HUCS is 6.4 and 6.9 respectively. OSG 

Properties are zoned R-D in three non contiguous 
areas. The zone is comprised of 1,084 acres. 560 
acres are constrained (79 are developed and 480 
are environmentally constrained.) 524 acres of de-
velopable land remain. OSG’s analysis indicates 
that the zoning creates the potential to produce 
231 units on 524 acres of vacant, developable land. 

Residential-LC Lake Community •	

Properties are zoned LC in three non contiguous areas. 
This zone is comprised of 223 acres. 203 acres are 
constrained (65 are already developed and 138 are envi-
ronmentally constrained.) 20 acres remain available for 
development and have the potential to produce 70 units.  

Conservation E-Private Lands & Stokes •	

Properties are zoned Conservation E in one contigu-
ous area on the Southeastern side of the Township 
bordering Frankford. This zone is comprised of 
520 acres. 210 acres are constrained. (12 are de-
veloped and 199 are environmentally constrained.) 
310 acres are available for development. OSG’s 
analysis indicates that the zoning creates the po-
tential for 143 units on 310 acres of vacant land.

Conservation E-Stokes State Forest•	

Properties are zoned for Conservation in five non 
contiguous areas. This zone is comprised of 10,867 
acres. 10,785 of these acres are constrained. (A 
half acre is developed and 10,784 are environ-
mentally constrained.) 82 acres are developable. 
OSG’s analysis indicates that the zoning creates the 
potential for 37 units on 82 acres of vacant land.

Conservation W-Delaware Water Gap National •	
Recreation Area

Properties are zoned for Conservation W in one 
contiguous area. The zone is comprised of 5,916 
acres. 5,861 of these acres are constrained. (1 acre 
is developed and 5,860 acres are environmentally 
constrained.) 44 developable acres remain. OSG’s 
analysis indicates that the zoning creates the po-
tential for 41 units on 44 acres of vacant land.

Conservation W-New Jersey Fish and Wildlife•	

Properties are zoned Conservation W in four non 
contiguous areas. This zone is comprised of 2,165 
acres. 2,037 acres are constrained. (1 acre is de-
veloped and 2,037 acres are environmentally con-
strained.) 128 developable acres remain. OSG’s 
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analysis indicates that the zoning creates the poten-
tial for 124 structures on 179 acres of vacant land.

V-3 Lakeside Village Zone •	

Propert ies are zoned Lakeside Vil lage in one 
contiguous area. There are 7 acres of land in the 
zone. 6 acres are constrained, (2.5 acres are de-
veloped and 3.7 are environmentally constrained.) 
One developable acre remains. This remaining 
acre has the potential to produce one structure. 

Cross-Acceptance III 
On April 28, 2004, the New Jersey State Planning Com-
mission approved the release of the Preliminary State 
Development and Redevelopment Plan (State Plan) 
and the Preliminary State Plan Policy Map. This action 
launched the third round of Cross-acceptance. Cross-ac-
ceptance is a bottom-up approach to planning, designed 
to encourage consistency between municipal, county, 
regional, and state plans to create a meaningful, up-to-
date and viable State Plan (N.J.S.A. 52:18A-202.b.).

This process is meant to ensure that all New Jersey 
residents and levels of government have the oppor-
tunity to participate and shape the goals, strategies 
and policies of the State Plan. Through Cross-accep-
tance, negotiating entities work with local govern-
ments and residents to compare their local master 
plans with the State Plan and to identify potential 
changes that could be made to achieve a greater 
level of consistency with statewide planning policy.

S a n d y s t o n  To w n s h i p  d i d  n o t  p r o v i d e  c o m -
ments to the Sussex County Planning Board, the 

staff used an outside figure of 6.65 (an average of the 
septic densities) to provide a range. This outside figure 
was factored into the commercial buildout, so that a 
range of development potential is represented. The 
action plan will require the ordinance and schedule 
to be updated with additional detail for zones V-1 and 
V-3. The ordinance must provide the enough detail 
for the Land Use/Planning Board to make accurate, 
predictable decisions that support the municipal vision.

At present time, the Township’s zoning indicates at build-
out the Township would have between 139-223 com-
mercial buildings. Because of the zoning’s limitations, 
there is no way to predict the square footage of these 
establishments, or the number of jobs they would create. 

The NJTPA/MPO Non-Residential Projection for em-
ployment growth is 830 jobs, an increase of 500 jobs 
between 2010 and 2030. COAH’s round three projec-
tions indicate a potential increase of 114 jobs by 2018.

V-1 Highway Village Zone•	

Properties are zoned highway village in two non-
contiguous areas. This zone is comprised of 293 
acres. 170 acres are constrained. (50 acres are 
developed, 119 are environmentally constrained.) 
98 acres are considered developable. OSG’s analy-
sis indicates that the zoning creates the potential 
for 14-98 structures on 98 acres of vacant land. 

V-2 Neighborhood Village Zone•	

Properties are zoned V-2 in three non contiguous ar-
eas. This zone is comprised of 457 acres. 278 acres 
are constrained. (137 acres are already developed and 
139 acres are environmentally constrained.) OSG’s 
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will change over time.” Centers plans should discour-
age large surface lots and disperse the surface park-
ing that is necessary into several small parking lots.

Request for State Agency Assistance
The Municipal Self Assessment (page 66) requests State 
Agency Assistance for many items. Many of these re-
quests are reasonable and can be coordinated with action 
plan items that may be required in order for Sandyston 
Township to qualify for funding. Additional information 
will be needed to move forward with these requests. 
Prior to providing this additional information please 
check the Plan Endorsement Benefits chart and identify 
which programs best suit the particular projects needs.

Transportation, Streetscape, Pedestrian and 
Alternative Transportation Improvements

Assist  the Township in start ing streetscape •	
p r o j e c t s  i n  t h e  V i l l a g e  C e n t e r s .

NJDOT Centers of place grants cover these costs. The 
Township will be available to apply for these funds once 
the centers are designated. The Township can also apply 
for Transportation Enhancement funds or Safe Routes to 
School if the project meets the criteria for these programs.

Provide funding for sidewalk improvements •	
a n d  c r o s s w a l k  i m p r o v e m e n t s  i n  t h e  Vi l -
lages and bike paths throughout the Township.

NJDOT Centers of place grants cover these costs. The 
Township will be available to apply for these funds 
once the centers are designated. The Township can 
also apply for Transportation Enhancement funds 
if the project meets the criteria for these programs. 

Provide funding, rights of way, and techni-•	
cal assistance in creating the Layton Bypass.

The Layton Bypass project will need to be discussed in 
detail. A meeting will be arranged as soon as possible.

Assist the Township in petitioning the County for ap-•	
proval and construction of on-street parking in Layton.

NJDOT Centers of place grants and Transportation 
Enhancement funds cover these costs. The Town-
ship may apply for centers of place funds once 
centers are established. The Township may apply 
for Transportation Enhancement funds at any time.

Negotiating Entity for Sussex County munici-
palities, for negotiation with OSG and the SPC. 

The changes negotiated during Cross-acceptance III 
have been incorporated into the 2009 Draft Final ver-
sion of the State Development and Redevelopment 
Plan. The 2001 Policy Map, as well as the 2009 Draft 
Final Policy Map have been enclosed for reference. 
Ultimately, the State Planning Commission will make 
the final determination on all amendments to the 
State Plan Policy Map. Additional changes proposed 
beyond those indicated in Draft Final Policy Map 
shall occur through the Plan Endorsement process.

Smart Growth: What is it?
OSG’s staff assesses municipal plans to ensure that 
municipalities take advantage of all the opportuni-
ties available to plan high performance places. The 
bar for this assessment is New Jersey’s State Plan. 

It’s crucial that the development that occurs will add 
sustainable economic value to the community. The 
development that takes place should create mixed 
use retail/residential/office spaces that can be 
adapted for a diverse mix of tenants over the next 
50 years so that when a retail tenant moves out, 
that space will be quickly filled; ensuring the long 
term economic vibrancy of the community. Having 
a proximal consumer base that lives or works within 
a short walking distance will help to ensure that the 
buildings will retain their use and value over time. 

Particular building and circulation arrangements 
are necessary to create high performance places. 
The continuity of buildings along the streets distin-
guishes centers from other land uses and creates a 
sense of place.  Ideally, buildings should line both 
sides of the street without interruption wherever 
possible. Parking areas should be visually unobtru-
sive to avoid breaking up the streetscape. On-street 
parking should be provided in front of the build-
ings and parking lots should be hidden behind them. 

The New Jersey Department of Transportation (NJDOT) 
developed a reference guide called the Mobility and 
Community Form (MCF). The MCF provides guid-
ance on parking that is particularly helpful, “In shar-
ing parking, analyze the building space by functional 
type (residential, office, retail, specialty, etc.) rather 
than specific proposed occupants, because occupants 
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Please provide additional detail and OSG will coor-
dinate a response with the relevant State Agencies 
once the Township provides the necessary details.

Preservation

Provide  funding  to  increase  fa rmland and •	
open  space  preserva t ion  in  the  Township .

Sandyston Township may apply for Green Acres fund-
ing for both land preservation and park and recreation 
projects. All NJ municipalities are notified by the Green 
Acres program when funding applications are being ac-
cepted. Green Acres will provide technical assistance on 
open space and recreation planning to Sandyston upon 
request. The Township may work with Department of 
Agriculture on applications for farmland preservation.

Facilitate coordination between State Agen-•	
cies and the Township in the planning process 
for State owned lands within the Township.

Regarding access to state parks and wildlife man-
agement areas, these public open space lands are 
already accessible with parking areas for public con-
servation and recreation uses. Any project on these 
lands would need to be coordinated with either the 
DEP Division of Parks and Forestry, the Division of 
Fish and Wildlife, and/or the United States Fish and 
Wildlife Service, as these agencies are responsible 
for the operation and management of these lands.

Provide funding, technical assistance and coor-•	
dination to increase access and amenities within 
Sandyston Township along the Delaware River.

Please provide additional detail. Have the access routes 
already been identified? Is the Township seeking design 
grants or funds to cover construction costs or signage?

Ass i s t  t he  Townsh ip  in  work ing  wi th  the •	
County on establ ishing bet ter  drainage fa-
c i l i t i e s  o n  C o u n t y  r o a d s  w i t h i n  C e n t e r s .

NJDOT Centers of place grants cover these costs. 
The Township will be available to apply for these 
funds once the centers are designated. Transportation 
Enhancement funds may cover these improvements.

P r o v i d e  f u n d i n g  f o r  r o a d  p a v i n g .•	

NJDOT Centers of place grants cover these costs. 
The Township will be available to apply for these 
funds once the centers are designated. Transportation 
Enhancement funds may cover these improvements.

A s s i s t  t h e  To w n s h i p  i n  e x p a n d i n g  t r a n -•	
s i t  s e r v i c e  a v a i l a b i l i t y  a n d  o p t i o n s .

Additional information about the potential for 
public transit will be available in Sandyston’s 
Transit score provided by NJ Transit in this report.

P r o v i d e  f u n d i n g  f o r  t h e  r e p l a c e -•	
m e n t  o f  t h e  L i t t l e  F l a t b r o o k  B r i d g e .

NJDOT’s local aid and Transportation Enhancement funds 
may provide funding for the replacement of the bridge.

Economic Development

A s s i s t  t h e  To w n s h i p  i n  p r o m o t i n g  e c o -•	
t o u r i s m  a n d  a g r i t o u r i s m  i n  t h e  To w n -
s h i p  t o  p r o m o t e  e c o n o m i c  d e v e l o p m e n t .

OSG will coordinate a response with the relevant State 
Agencies once the Township provides the necessary details. 

P r o v i d e  a d d i t i o n a l  f u n d i n g  f o r  s c h o o l s .•	

Is the municipality requesting funding for the 
land, construction or plans necessary to build or 
expand schools? Is the Township requesting fund-
ing for operations of schools? OSG will coordi-
nate a response with the relevant State Agencies 
once the Township provides the necessary details.

P r o v i d e  f u n d i n g  t o  i m p r o v e  a n d  i n -•	
c r e a s e  a c c e s s  t o  p a r k s  a n d  r e c r e a t i o n .

Sandyston Township may apply for Green Acres funding 
for both land preservation and park and recreation projects.

Provide technical and financial assistance to •	
sustain businesses within the Township and pro-
mote additional economic development and jobs.
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This document constitutes the Department of Environmental Protection’s component of the State 
Opportunity and Constraints Analysis conducted as part of the Plan Endorsement process.  This 
document should serve as a baseline to inform the rest of the Plan Endorsement process.  This 
document provides a general overview of the Department’s regulatory and policy concerns 
within Sandyston Township.  While all efforts have been made to address all major issues, the 
ever evolving nature of regulatory programs and natural conditions dictates that the information 
contained within this document will need to be updated on a regular basis.  No portion of this 
document shall be interpreted as granting any specific regulatory or planning approvals by the 
Department.  This document is to be used solely as guidance for municipal planning purposes.   
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Water & Wastewater Analysis 
 
Sufficient water supply and the ability to treat wastewater are essential to any community.  The 
following information on Water Availability and Wastewater Treatment should be used by the 
community to evaluate its ability to meet current and future demand for water and wastewater 
treatment.  Using this information to plan for future development allows a municipality to 
estimate the number of people the current (and/or future systems) can sustain. It also provides a 
way for a municipality to determine where growth is most appropriate, taking into account 
where water can be treated and supplied. 

Sandyston Township is located in Watershed Management Area 1.  A Fact Sheet on WMA 1 is 
available at:http://www.nj.gov/dep/watershedmgt/DOCS/WMAFactsheets/WMA01.pdf. 

Water Availability 

The following information on Water Availability in Sandyston Township is based upon the best 
data readily available to DEP at the time of this analysis.  This data should be used by 
Sandyston Township to inform its community vision and planning processes.  

Sandyston Township is comprised primarily of four different HUC11 watersheds: Walpack 
Bend/Montague Riverfront, Little Flat Brook, Big Flat Brook and Flat Brook.  Currently, there 
are no community water supply systems located within the township.   

Below is the current water supply analysis using the Low Flow Margin Method from the Draft 
2009 Water Supply Plan, which shows a surplus of water available within these watersheds, 
through 2020. 

 

 
Note that the available capacity identified above is available throughout the watershed and is not 
necessarily available to Sandyston Township.   

There are multiple Non-Community Water System serving specific uses in Sandyston Township. 

PWSID Water System Name Population Served Water System Type 
1917302 STOKES S F - OLD LO 1 Noncommunity Transient 
1917302 STOKES S F - OLD LO 4 Noncommunity Transient 
1917302 STOKES S F - OLD LO 100 Noncommunity Transient 
1917302 STOKES S F - OLD LO 174 Noncommunity Transient 
1917303 STOKES S F - REQ SHOP 4 Noncommunity Transient 
1917303 STOKES S F - REQ SHOP 25 Noncommunity Transient 
1917304 NJDEP STOKED STATE 

FOREST DEPOT 
200 Noncommunity Transient 

1917305 STOKES S F - HASKINS 75 Noncommunity Transient 
1917305 STOKES S F - HASKINS 342 Noncommunity Transient 
1917309 STOKES S F - STEAM MILL 25 Noncommunity Transient 
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1917310 STOKES S F - SHOTWELL 25 Noncommunity Transient 
1917310 STOKES S F - SHOTWELL 100 Noncommunity Transient 
1917312 STOKES S F - 

HEADQUARTERS 
4 Noncommunity Transient 

1917312 STOKES S F - 
HEADQUARTERS 

25 Noncommunity Transient 

1917312 STOKES S F - 
HEADQUARTERS 

83 Noncommunity Transient 

1917314 NJDEP STOKES STATE 
FOREST - STONY LAKE 

150 Noncommunity Transient 

1917314 NJDEP STOKES STATE 
FOREST - STONY LAKE 

228 Noncommunity Transient 

1917315 STOKES S F - CABIN 16 25 Noncommunity Transient 
1917315 STOKES S F - CABIN 16 142 Noncommunity Transient 
1917316 STOKES S F - KITTLE 30 Noncommunity Transient 
1917316 STOKES S F - KITTLE 83 Noncommunity Transient 
1917318 STOKES S F - NEW LO 25 Noncommunity Transient 
1917318 STOKES S F - NEW LO 100 Noncommunity Transient 
1917344 COLINS APPLE PIT 5 Noncommunity Transient 
1917344 COLINS APPLE PIT 300 Noncommunity Transient 
1917321 SANDYSTON-WALPACK 

SCHOOL 
200 Noncommunity Non-transient 

1917321 SANDYSTON-WALPACK 
SCHOOL 

226 Noncommunity Non-transient 

1917345 SANDYSTON MUNICIPAL 
BUILDING 

2 Noncommunity Transient 

1917345 SANDYSTON MUNICIPAL 
BUILDING 

3 Noncommunity Transient 

1917345 SANDYSTON MUNICIPAL 
BUILDING 

25 Noncommunity Transient 

1917345 SANDYSTON MUNICIPAL 
BUILDING 

30 Noncommunity Transient 

1913320 LAFAYETTE MUNICIPAL 
BUILDING 

4 Noncommunity Transient 

 

   Attachments: 

o Watershed Management Areas & Watersheds (HUC11) - Map 
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Wastewater Treatment  

The following information on Wastewater Treatment in Sandyston Township is based upon the 
best data readily available to DEP at the time of this analysis.  This data should be used by 
Sandyston Township to inform its community vision and planning processes.  

There are three mapped sewer service areas serving Sandyston Township - NJ School of 
Conservation, Stokes State Forest, and Lindley Cook 4-H Camp. The vast majority of Sandyston 
Township is located outside of adopted sewer service area.  All three areas are individual 
discharge to groundwater facilities designed and permitted to serve specific facilities. 

Lindley Cook 4-H Camp (NJPDES permit number NJ0051322): The average of the 30-day 
average flow as reported to the Department in the Discharge Monitoring Reports for this facility 
from May 2008 to August 2009 was 390 mgd; the NJPDES Permit Flow for this facility is 0.01 
mgd. As such, the facility is operating well within its permitted flow. 

Stokes State Forest (NJPDES permit number NJG0133302): This sewer service area is an 
individual discharge to groundwater, permitted to serve a specific facility.  There is limited 
information available on this facility. 

NJ School of Conservation (NJPDES permit number NJ0051322): The average of the 30-day 
average flow as reported to the Department in the Discharge Monitoring Reports for this facility 
from November 2008 to August 2009 was 4,984 mgd. 

Water Quality Management Plan - Sewer Service Area Mapping  

The Department adopted amendments to the Water Quality Management Planning rules in 2007 
identifying the conditions where extension of sewer service is not appropriate.  N.J.A.C. 7:15-
5.24 sets forth the general policy that large contiguous areas of environmentally sensitive 
resources, coastal planning areas where the extension of sewers would be inconsistent with New 
Jersey’s Coastal Zone Management program, and special restricted areas that are prone to natural 
hazards such as flooding, wave action and erosion should not be included in sewer service areas.  
The limitations on the extension of sewer service in these areas is consistent with the 
Department’s mandate to protect the ecological integrity and natural resources of New Jersey, 
including water, threatened and endangered species, wetlands and unique and rare assemblages 
of plants.   

Centralized wastewater is inappropriate for these areas because it subsidizes and otherwise 
encourages development in and around these natural resources at a density that is inconsistent 
with their protection and the environmental protection mandate of the Department.  The 
Department has determined that the appropriate wastewater management alternative for these 
areas is individual subsurface sewage disposal systems that discharge less than 2,000 gallons per 
day, typically thought of as septic systems.  Therefore, though excluded from the extension of 
sewer service, these areas have a wastewater management alternative that will promote a density 
of development consistent with the conservation of these resources. 

In establishing the criteria for delineating a sewer service area boundary in consideration of 
environmentally sensitive areas, the Department identifies environmentally sensitive areas that 
are not appropriate for sewer service area as any contiguous area of 25 or more acres that 
contains any or all of the following four features: threatened and endangered species habitats, 
Natural Heritage Priority Sites, Category One stream buffers, and wetlands.  The Department 
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determined that 25 acres was the appropriate size threshold based on a statewide GIS analysis 
showing that at least 90 percent of the environmentally sensitive features would be excluded 
from sewer service area, but that the threshold should be large enough to permit the reasonable 
application of zoning. 

The Department is currently working with the County of Sussex in development of a county-
wide Wastewater Management Plan based upon on the recent Water Quality Management 
Planning rule.  Sandyston Township should continue to coordinate with the County to ensure 
consistency between municipal planning and the County WMP.   

Amendments to the Groundwater Quality Standards (N.J.A.C. 7:9C) have also been adopted in 
recent years.  The primary amendment related to this analysis is the establishment of 2 mg/L (or 
parts per million, or ppm) nitrate as representative of the existing ground water quality statewide, 
for the purpose of evaluating compliance with the antidegradation policy at N.J.A.C. 7:9C-1.8(a). 
The implications of this proposal are that the Department will not approve a wastewater 
management plan amendment unless the existing ground water quality of 2 mg/L nitrate will be 
maintained on a HUC 11 watershed basis. Based on this policy, the Department has developed a 
"septic density" for each HUC 11 watershed in the State that identifies what the comparable 
residential zoning density would be in order to meet the groundwater quality goal. Note that the 
Department does not recommend uniformly zoning at these densities across the HUC 11 
watershed. DEP intends this comparable residential zoning density to represent the total number 
of units that, if built, would not result in a degradation of groundwater quality by exceeding the 2 
mg/L nitrate limit. Instead, the Department advocates center-based development, clustering, and 
protection of environmental features and agriculture land. 

The following table indicates the watershed and the residential density allowed under the nitrate 
limit. 

HUC 11 
% Township 

in HUC 11 2 mg/L Nitrate Limit 

Walpack Bend / Montague Riverfront 18.5% 6.1 acres/residential unit 

Little Flat Brook 27.5% 6.4 acres/residential unit 

Big Flat Brook 44.1% 6.9 acres/residential unit 

Flat Brook 9.6% 6.7 acres/residential unit 

 

Attachments: 

o Nitrate Dilution/Septic Density - Map 
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Environmental Constraints Analysis 
 
The following section identifies those environmental constraints that should be considered by 
Sandyston Township in its planning efforts.  These environmental constraints are divided into 3 
sections - Regulated Constraints, Constraints to Avoid, and Constraints to Consider.   
 
Regulated Environmental Constraints 

Wetlands, Category One Waters and Total Maximum Daily Loads (TMDL) are environmental 
constraints currently regulated by DEP.  Sandyston Township should recognize these 
environmental constraints in its visioning and planning processes.   

 Wetlands 

Freshwater wetlands and transition areas (buffers) are regulated by the Freshwater Wetlands 
Protection Act rules (NJAC 7:7A).  The Highlands rule (NJAC 7:38), which implements the 
Highlands Water Protection and Planning Act, prohibits nearly all disturbance within all 
wetlands within the Highlands Preservation Area.   

Wetlands are commonly referred to as swamps, marshes, or bogs. However, many wetlands 
in New Jersey are forested and do not fit the classic picture of a swamp or marsh. Previously 
misunderstood as wastelands, wetlands are now recognized for their vital ecological and 
socioeconomic contributions. Wetlands contribute to the social, economic, and 
environmental health of our state in many ways:  

 Wetlands protect drinking water by filtering out chemicals, pollutants, and sediments 
that would otherwise clog and contaminate our waters. 

 Wetlands soak up runoff from heavy rains and snow melts, providing natural flood 
control. 

 Wetlands release stored flood waters during droughts. 

 Wetlands provide critical habitats for a major portion of the state's fish and wildlife, 
including endangered, commercial and recreational species. 

 Wetlands provide high quality open space for recreation and tourism.  

There are on-site activity limits on lands identified as wetlands. The NJ Freshwater Wetlands 
Protection Act requires DEP to regulate virtually all activities proposed in the wetland, 
including cutting of vegetation, dredging, excavation or removal of soil, drainage or 
disturbance of the water level, filling or discharge of any materials, driving of pilings, and 
placing of obstructions.  The Department may also regulate activities within 150 feet of a 
wetland - called the transition area or buffer.  

It should be noted that wetlands identified based on aerial photo interpretation are not 
appropriate for use in determining the true extent of wetlands on a specific site. 

 Category One (C1) Waterbodies & Associated Buffers 

Category One designations are established in the Surface Water Quality Standards (NJAC 
7:9B) – specifically in the tables in N.J.A.C. 7:9B-1.15(c) through (g) - for purposes of 
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implementing the antidegradation policies set forth at N.J.A.C. 7:9b-1.5(d).  These waters are 
designated to provide for their protection from measurable changes in water quality 
characteristics because of their clarity, color, scenic setting, other characteristics of aesthetic 
value, exceptional ecological significance (habitat, water quality, and biological functions), 
exceptional recreational significance, exceptional water supply significance, or exceptional 
fisheries resource(s). 

The Stormwater Management rule (NJAC 7:8) is implemented through DEP Land Use and 
local regulation. The rule regulates development within 300 feet, and stormwater discharges 
within 150 feet, of Category One waterways and their tributaries, upstream within the same 
HUC14 subwatershed.  The Stormwater rule establishes a 300-foot Special Water Resource 
Protection Area (SWRPA) along Category One (C1) waters and certain tributaries that 
applies only when a “major development” is proposed.  

The Flood Hazard Area Control Act (FHACA) rule (N.J.A.C. 7:13) also establishes a 300-
foot riparian zone along C1 waters and their upstream tributaries within the HUC-14.  This 
FHACA rule applies to any activity that requires approval in the rule.  The Riparian Zone 
under the FHACA rule is the land and vegetation both within a regulated waterbody and 
within either 50 feet, 150 feet or 300 feet from the top of bank of a regulated waterbody. 
Given the many important ecological functions that a healthy riparian zone provides, 
adequately preserving such areas is essential to protecting New Jersey's natural resources and 
water supply.   

For the purposes of this analysis, the Department is providing generalized information and 
mapping of C1 waterbodies and associated buffers.  This analysis should be used only as a 
general planning tool.  Specific development proposals may be affected, consistent with the 
information provided above.   

 

DEP notes that Little Flat Brook, immediately to the east of the Hainesville Village Center, is a 
Category One waterway.  DEP Land Use/Land Cover mapping identifies wetlands along this 
stream corridor, as well as within the center itself, that may merit a 150-foot buffer, as the 
wetlands likely drain to the Category One waterway.  Such a buffer could significantly impact 
development potential within the center. 

 

Attachments: 

o Surface Water Quality Standards – Map 

o Flood Prone Areas (NJFEMA) – Map 
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Environmental Constraints to Avoid 

Threatened and Endangered Species Habitat and Natural Heritage Priority Sites are 
geographically-identified environmental constraints prioritized for protection by DEP's mandate 
to protect the ecological integrity and natural resources of New Jersey.  DEP recommends 
avoidance of these areas, to the extent possible, in order to protect these ecosystems from 
degradation and destruction. 

While Threatened and Endangered Species Habitat and Natural Heritage Priority Sites are not 
specifically regulated as such, the species and sites that are the basis for this information are 
considered in several DEP regulatory and planning programs - such as the Freshwater 
Wetlands Program, Water Quality Management Planning, and the Flood Hazard Area Control 
Act rule.   

 Threatened & Endangered Species Habitat 

The New Jersey Endangered Species Conservation Act was passed in 1973 and directed the 
New Jersey Department of Environmental Protection (DEP) to protect, manage and restore 
the state’s endangered and threatened species.  The DEP Endangered and Nongame Species 
Program (ENSP) has since become the voice for more than 400 species of wildlife in New 
Jersey, with success stories related to the Bald Eagle, the Peregrine Falcon, the Pine Barrens 
Tree frog, the Osprey, and others.  There are currently 73 endangered and threatened wildlife 
species in New Jersey. Wildlife professionals within DEP's Endangered and Nongame 
Species Program oversee research, conservation and protection of rare wildlife species such 
as the bog turtle, great blue heron, piping plover, bobcat, and other animals that are 
struggling to survive here in New Jersey.  

ENSP has developed the Landscape Project to identify and systemically map the habitat most 
critical for New Jersey’s fish and wildlife populations. This tool is being used to gauge 
healthy ecosystems and help identify areas appropriate for protection while giving citizens 
and local government officials valuable scientific information about their municipalities.  The 
Landscape Project ranks habitat patches by the status of the species present, as follows:   

 Rank 5 is assigned to patches containing one or more occurrences of at least one 
wildlife species listed as endangered or threatened on the Federal list of endangered 
and threatened species. 

 Rank 4 is assigned to patches with one or more occurrences of at least one State 
endangered species. 

 Rank 3 is assigned to patches containing one or more occurrences of at least one 
State threatened species. 

Note that the Landscape Project has been updated relatively recently, and released in two 
versions. Sandyston Township is partially covered by version 2.1.  Version 2.1 was 
developed using the same protocols as Version 2.0, but updated with more recent species 
siting data.  For additional information on the Landscape Project, see New Jersey's 
Landscape Project. 

There are areas identified as habitat including, but not limited to, Bog Turtle (Rank 5), 
Northern Goshawk, Timber Rattlesnake, Bobcat, Bald Eagle, Blue-spotted Salamander, Red-
shouldered Hawk (Rank 4), Barred Owl, Bobolink, Cooper’s Hawk, Red-headed 
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Woodpecker, Silver-bordered Fritillary, Long-tailed Salamander, Long-eared Owl and Wood 
Turtle (Rank 3).    The attached Threatened & Endangered Species Habitat map shows the 
extent of habitat in Sandyston Township (including habitat for priority species – Rank 2 – 
that is discussed below in the ‘Environmental Constraints to Consider’ section).   

 Natural Heritage Priority Sites 

Through its Natural Heritage Database, the DEP Office of Natural Lands Management 
(ONLM) identifies critically important areas to conserve New Jersey’s biological diversity, 
with particular emphasis on rare plant species and ecological communities.  The database 
provides detailed information on rare species and ecological communities to planners, 
developers, and conservation agencies for use in resource management, environmental 
impact assessment, and both public and private land protection efforts.  Using the database, 
ONLM has identified 343 Natural Heritage Priority Sites (NHPS), representing some of the 
best remaining habitat for rare species and rare ecological communities in the state.  In 
addition, each NHPS includes a Biodiversity Rank according to its significance for 
biological diversity using a scale developed by The Nature Conservancy, the network of 
Natural Heritage Programs and the New Jersey Natural Heritage Program.  The global 
biodiversity significance ranks range from B1 to B5.  The state biodiversity significance 
ranks for sites in the Highlands Region range from V1 to V5.  Therefore, all sites have been 
assigned a global biodiversity rank (B rank), but not all sites have been assigned a state 
biodiversity rank (V rank). 

Information on the three NHPS located in Sandyston Township follows: 
B3 - High significance on a global level, such as any other viable occurrence of an element that is globally 
imperiled, a good occurrence of a globally rare element, an excellent occurrence of any ecological community, 
or a concentration (4+) of good or excellent occurrences of elements that are critically imperiled in the State. 

B4 - Moderate significance on a global level, such as a viable occurrence of a globally rare element, a good 
occurrence of any ecological community, a good or excellent occurrence or only viable state occurrence of an 
element that is critically imperiled in the State, an excellent occurrence of an element that is imperiled in the 
State, or a concentration (4+) of good occurrences of elements that are imperiled in the State or excellent 
occurrences of elements that are rare in the State. 
 

SITE NAME DESCRIPTION RANK COMMENTS 

Stream Mill Hemlock woods along stream with numerous sphagnous seepage 
areas.  

B4 The site contains five State-listed 
Endangered Plant Species and one 
State-listed Endangered Animal.  

Hainesville 
Woods 

A mixed second growth woodland dominated by oaks, beech, 
hickory, hemlocks, white pine and birch, with a fairly diverse 
understory. The topography is gently to steeply sloping and rocky.  

B3 One Federally listed endangered plant.  

Dingman’s 
Ferry Bridge 

The site is located on the gently sloping banks of the Delaware River 
with several well worn foot paths crossing through it. The foot traffic 
is from fisherman using the area for river access. The site contains 
mature deciduous forest with areas of exposed bank interspersed with 
low lying grass-shrub vegetation. River shore is dominated by large 
blocks of limestone with numerous seepage areas.  

B3 Good example of globally rare wetland 
natural community; concentration of 
state imperiled plant species. 

 
Attachments: 

o Threatened, Endangered and Priority Species Habitat & Natural Heritage Priority Sites – 
Map 
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Environmental Constraints to Consider 
Groundwater Recharge Areas, and Priority Species Habitat are geographically-identified 
environmental constraints recognized as important for the protection of water quality and 
biodiversity of New Jersey.  DEP recommends avoidance of these areas, to the extent possible, in 
order to minimize the impact to water quality and species habitat. 

 Groundwater recharge areas 

Groundwater recharge areas are those sites where a high volume of precipitation and surface 
waters infiltrate into the soil and act to resupply surface and ground waters.  Protection of 
these areas from over-development, and addressing stormwater runoff for these areas, 
directly affects the water quality of both drinking water supplies and water-based habitats. 

The New Jersey Geological Survey (NJGS) has developed ground water recharge data sets 
using several data factors, such as land use patterns, impervious surface amounts, soil types, 
precipitation, and evaporation rates, among others, to calculate the amount of water each area 
of the state normally contributes to the underlying aquifers. The data are reported and 
mapped in several standard categories, in units of inches per year.  

For the State Planning process, the original ground water recharge data, calculated for each 
Watershed Management Area, were converted to a volume-based rating, and then grouped 
into three classes to simplify further analysis, based on the percent contribution to the total 
recharge amounts. Those undeveloped areas contributing the highest one-third of the 
recharge volume in each Watershed Management Area were selected as high priority for 
protection. The final Ground Water Recharge layer used for this analysis includes all 
undeveloped areas in the state that were identified as contributing the highest one-third of the 
recharge volume in the appropriate Watershed Management Area.  

 Priority Species Habitat 

Similar to threatened and endangered species, the DEP Endangered Non-Game Species 
Program also considers "priority species."  Priority Species are nongame wildlife that are 
considered to be species of special concern as determined by a panel of experts. These 
species warrant special attention because of some evidence of decline, inherent vulnerability 
to environmental deterioration, or habitat modification that would result in their becoming a 
Threatened species. This category would also be applied to species that meet the foregoing 
criteria and for which there is little understanding of their current population status in the 
state. The Landscape Project ranks habitat patches by the status of the species present, as 
follows:   

 Rank 2 is assigned to patches containing one or more occurrences of at least one non-
listed State priority species. 

 

Attachments: 

o Groundwater Recharge Areas – Map 
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Contaminated Areas Considerations 
 
All New Jersey municipalities can be home to contaminated sites, whether the contamination 
comes from industrial, agricultural, retail, or even residential sources.  The information 
provided in this section is intended to help municipal officials identify known contaminated areas 
and incorporate consideration of these areas into planning efforts.  The existence of a 
contaminated area does not necessarily mean that it is inappropriate for development or 
redevelopment.  Nonetheless, the severity of the contamination, the potential for remediation, 
and the potential impact on human health must be considered before development or 
redevelopment plans are underway.  
 
Known Contaminated Sites List 

The Known Contaminated Sites List for New Jersey 2005 includes those sites and properties 
within the state where contamination of soil or ground water has been identified, or where there 
has been, or there is suspected to have been, a discharge of contamination. This list of Known 
Contaminated Sites may include sites where remediation is either currently under way, required 
but not yet initiated or has been completed. The data included here dates from 2001. 
Additionally, new contaminated sites have been identified since the creation of this list and are 
not included here. For further information contact NJDEP's Site Remediation Program and 
Waste Management (SRWM) lead program, which are identified with each site listed in this data 
base. Contact information for SRWMs lead program can acquired at 
http://www.state.nj.us/dep/srp/kcs-nj/. 

Note: There are some sites found in the 'official' KSCNJ list that do not exist in the GIS mapped 
version. There were about 50 sites that either had poor address descriptions and could not be 
located accurately or are 'sites' that actually describe a case covering several locations and cannot 
be expressed by a single point. These problem sites were intentionally omitted from the GIS 
map.  

The Known Contaminated Sites in New Jersey report (http://www.nj.gov/dep/srp/kcs-nj/) is 
produced by NJDEP in response to N.J.S.A. 58:10-23.16-17 that requires preparation of a list of 
sites affected by hazardous substances. It also satisfies the Site Remediation Program's 
obligations under the New Jersey New Residential Construction Off-Site Conditions Disclosure 
Act (N.J.S.A 46:3C1 et seq.). 

There are more Known Contaminated Sites identified on the KCSNJ list in Sandyston Township 
than are shown on the attached map.  

Landfills 

NJDEP maintains a list of landfills in the state, including active facilities, properly closed 
facilities, those being remediated with public funds, those proposed for redevelopment, and 
inactive landfills.  The state has a landfill strategy to notify and work with owners or other 
responsible parties to bring into compliance inactive landfills that are out of compliance with 
closure requirements. Two organizations in NJDEP oversee landfill permitting, remedial, and 
closure work:  the vast majority of operating and inactive landfills come under the jurisdiction of 
the Solid and Hazardous Waste Program in the Department’s Environmental Regulation 
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Program.  Those landfills that are being remediated with public funding are overseen by the Site 
Remediation Program, as are sites that are proposed for redevelopment with any component of 
future use that might directly impact human health, including industrial, commercial or 
residential use.   

Landfills often represent some of the largest tracts of potentially developable land that a 
municipality and/or county can include in its smart growth and planning efforts.  Turning a 
former landfill into a beneficial use may then enable the protection of other sensitive areas in a 
community. Innovative uses of landfills include passive open space, active open space, 
renewable energy "farms" for wind turbines, gas collection and use, and/or solar collection, 
shopping centers, and mixed use developments.   

DEP mapping identifies four Solid Waste Landfills in Sandyston Township.  All are non-
operating and historic landfills identified by, or reported to, the Department as having suspected 
or known contamination.  Working with local and regional environmental agencies, community 
representatives, and through review of historic materials, the Site Remediation Program is 
developing this inventory to prevent injury to human and ecological resources.  That inventory is 
available at http://www.nj.gov/dep/srp/landfills/. 

Name PI No. New ID No. ID No. 

LAYTON PT 132683 1917000806 1917D 

LENNINGTON 
PROPERTY    

USDI BEVANS 
LANDFILL 132682 1917000805 1917C 

FLATBROOK 
WILDLIFE 132681 1917000804 1917B 

For questions regarding the redevelopment of landfill sites, please contact the Office of 
Brownfield Re-Use at (609) 292-1251. 

 

Attachments: 

o Contaminated Sites – Map 
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Preserved Lands & Historic Resources 
 
Open space preservation helps to protect New Jersey's rich natural, historic, and cultural 
heritage. It ensures that animal and plant habitats are protected and that areas of scenic beauty 
and agricultural importance are preserved. It safeguards streams and water supplies and 
provides opportunities to enjoy the outdoors. Open space preservation lies at the core of the 
quality of life of New Jersey's communities - from the most urbanized cities to the most remote 
rural areas of the state.  Besides enhancing the quality of life, protecting open space can provide 
economic benefits. It can help a community avoid the costly mistakes of misusing available 
resources. Protected open space usually raises the taxable value of adjacent properties and is 
less costly to maintain than the infrastructure and services required by residential development. 
Even taking into account the increased tax base that results from development, open space 
usually proves easier on the municipal budget in the long-run. 
Historic preservation is the identification, evaluation, and protection of historic and 
archaeological resources so that they continue to play an integral, vibrant role in their 
communities. New Jersey’s historic properties and the environment in which they exist are 
irreplaceable assets that contribute to the quality of life that residents enjoy and expect.  Historic 
properties are the physical links to our past, providing meaning to the present and continuity 
with the future. They are the physical records of the events and people that shaped New Jersey’s 
history. Historic properties add visual and intellectual spirit to the physical environment that 
New Jersey residents experience daily. 
 
Preserved Lands 

Based on the Department's records, the following tables represent the preserved open space lands 
located in Sandyston Township.  DEP recognizes that its records may be incomplete or incorrect, 
and appreciates all assistance in keeping its records up-to-date.  

State Owned Open Space 
BLOCK LOT NAME OWNER USE 

19.01 5 HIGH POINT PF SP 
801 23 HAINESVILLE FGW WMA 

    STOKES PF SF 
802 1 HAINESVILLE FGW WMA 
802 3 HAINESVILLE FGW WMA 
804 10 HAINESVILLE FGW WMA 
805 10.03 HAINESVILLE FGW WMA 
601 12 STOKES PF SF 
601 15 STOKES PF SF 
601 2.01 STOKES PF SF 

1104 2.02 LITTLE FLATBROOK FGW ANGLER ACC 
1104 1 LITTLE FLATBROOK FGW ANGLER ACC 

601 2.02 STOKES PF SF 
601 3 STOKES PF SF 
601 5.03 STOKES PF SF 
702 12.03 STOKES PF SF 
601 5.02 STOKES PF SF 




