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MILLSTONE BOROUGH 
 

Preliminary Investigation for Determination of Redevelopment Area 
 
 

I. INTRODUCTION 

Millstone Borough in Somerset County (the “Borough” or “Millstone”) is a small municipality 
of approximately three hundred and sixty acres in size with one hundred seventy dwelling units 
and approximately four hundred ten inhabitants. Since 2003 a major focus of the ongoing 
planning for the Borough has been the eventual design and implementation of public sewers 
within the Borough. This planning has been done in close conjunction with Somerset County 
Planning Board, the New Jersey Office of Planning Advocacy, Hillsborough Township, and the 
Somerset Raritan Sewer Authority.  

The Borough Council and a local developer and major property owner, the Van Cleef 
Family Limited Partnership and Riverside III, LLC, (“Van Cleef” jointly) have been 
working together since 2007 to work with the applicable reviewing agencies to obtain the 
necessary approvals and permits, and ultimately to implement a public sewer system that 
will serve both the proposed development and the Borough as a whole. Millstone Borough’s 
Mayor and Borough Council approved a resolution on April 15, 2019, directing and 
authorizing the Borough’s Planning Board to “undertake a preliminary investigation to 
determine whether the Van Cleef Property is a redevelopment area in accordance with the 
criteria set forth in NJSA 40A:12A-5.” The Planning Board contracted with Carter van 
Dyke Associates to assist in generating the preliminary investigation report. Once the 
Planning Board accepts the draft report, as complete and accurate, it will be necessary for 
the Planning Board, pursuant to NJSA 40A:12A-6, to provide for public notice and public 
hearing prior to making a final determination of the findings.  
 
It should be noted that the ultimate implementation of sewers is a key element to the Borough of 
Millstone meeting its Fair Share COAH obligation for affordable housing, its Memorandum of 
Understanding with the Office of Planning Advocacy, Department of State, and the requirements 
of NJ DEP for waste water disposal. The ultimate benefits will be increased ratables, the 
implementation of the Town Center Redevelopment Plan, the increased health and welfare of 
every property owner within the Borough., and ultimately the increased property values to the 
residents.    
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II. DESCRIPTION OF THE PROPERTY UNDER INVESTIGATION 

The Van Cleef Property consists of Lots 1.02 and 1.05 in Block 8 of the Borough of 
Millstone.  
 

Block 8, Lot 1.05  30.0547 acres 
Block 8, Lot 1.02    4.3284 acres 

Total proposed Redevelopment Area   34.3831 acres   
 
The Property is zoned TND (Borough of Millstone Development Ordinance 30-112.3 
Traditional Neighborhood Development). 
 
The Property is located in the southwestern corner of the Borough. The two lots are divided 
by a creek and wetlands. Parcel 1.05 is physically separated from the remainder of the Borough 
by the creek and wetlands and by woodlands that are owned by the adjacent church. The only 
access to the site is from Amsterdam Road that connects to the adjacent Township. Parcel 1.02 
takes access off of Amwell Road, a Borough road, but it is a lane lot that makes it appear 
separated from the remainder of the community. Parcel 1.05 consists of vacant farmland with 
some overgrown hedgerows along the border. Parcel 1.02 consists of successional woodlands 
with some open successional meadows and a derelict building that may be an abandoned chicken 
coop.   
 
 
III. PURPOSE OF THE INVESTIGATION 
 
The Millstone Borough Council is exploring the feasibility of entering into a PILOT 
agreement with the owners of the Van Cleef Property. A PILOT program, or “Payment in 
Lieu of Taxes” program, if structured properly, may allow the owner-developer to make 
front loaded payments sufficient to allow the Borough Council to help fund the 
construction of the planned sewer system for the Borough residents. A condition of a 
PILOT is that the area in question meets the criteria of a redevelopment area. If, after 
public notice and public hearing, the Planning Board determines the subject parcels meets 
the criteria as a redevelopment area, the Borough Council, if it approves this Planning 
Board Report, can further determine whether to enter into a PILOT agreement with the 
Van Cleef organization.   
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IV. STATUTORY BASIS FOR THE INVESTIGATION 
 
In order for the Planning Board to determine whether the above subject site meets the 
criteria as a redevelopment area, it must review the following criteria per  
NJSA 40A:12A-5: 
 

40A:12A-5: Determination of need for redevelopment. 

5. A delineated area may be determined to be in need of redevelopment if, after 
investigation, notice and hearing as provided in section 6 of P.L.1992, c.79 (C.40A:12A-6), 
the governing body of the municipality by resolution concludes that within the delineated 
area any of the following conditions is found:  
 
a. Substandard Buildings: 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. Abandoned Buildings and Disrepair: 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. Unimproved for greater than 10 years: Land that is owned by the municipality, the 
county, a local housing authority, redevelopment agency or redevelopment entity, or 
unimproved vacant land that has remained so for a period of ten years prior to 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. Buildings unfit for use:  Areas with buildings or improvements which, by reason of 
dilapidation, obsolescence, overcrowding, faulty arrangement or design, lack of 
ventilation, light and sanitary facilities, excessive land coverage, deleterious land use or 
obsolete layout, or any combination of these or other factors, are detrimental to the 
safety, health, morals, or welfare of the community.  
 
e. Improper title or ownership: A growing lack or total lack of proper utilization 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.  
 
f. Buildings destroyed by natural causes: Areas, in excess of five contiguous acres, 
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whereon buildings or improvements have been destroyed, consumed by fire, demolished 
or altered by the action of storm, fire, cyclone, tornado, earthquake or other casualty in 
such a way that the aggregate assessed value of the area has been materially 
depreciated.  
 
g. Predetermined Enterprise Zone: In any municipality in which an enterprise zone has 
been designated pursuant to the "New Jersey Urban Enterprise Zones Act," P.L.1983, 
c.303 (C.52:27H-60 et seq.) the execution of the actions prescribed in that act for the 
adoption by the municipality and approval by the New Jersey Urban Enterprise Zone 
Authority of the zone development plan for the area of the enterprise zone shall be 
considered sufficient for the determination that the area is in need of redevelopment 
pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for the 
purpose of granting tax exemptions within the enterprise zone district pursuant to the 
provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax abatement and 
exemption ordinance pursuant to the provisions of P.L.1991, c.441 (C.40A:21-1 et seq.). 
The municipality shall not utilize any other redevelopment powers within the urban 
enterprise zone unless the municipal governing body and planning board have also taken 
the actions and fulfilled the requirements prescribed in P.L.1992, c.79 (C.40A:12A-1 et al.) 
for determining that the area is in need of redevelopment or an area in need of 
rehabilitation and the municipal governing body has adopted a redevelopment plan 
ordinance including the area of the enterprise zone.  
 
h. Consistent with Smart Growth: The designation of the delineated area is consistent 
with smart growth planning principles adopted pursuant to law or regulation.  
 
L.1992,c.79,s.5; amended 2003, c.125, s.3. 

NJ Rev Stat § 40a:12A-5 (2018) 
 

 

 

V. FINDINGS AND RECOMMENDATIONS 

Based upon a complete review of the above criteria, the Planning Board has determined 
that the subject site meets the determination of a redevelopment area per the following two 
criteria:  
 
Subsection c. Unimproved Vacant Land of 40A:12A-5, and  
 
Subsection h. Consistent with Smart Growth of 40A:12A-5:  
 



10/1/2020 Preliminary Investigation for Determination of Redevelopment Area  7 

The following is a brief summary of these findings and conclusions: 
 
Subsection c. Unimproved Vacant Land:  
 

Background:   

a. The subject site is unimproved and vacant and has been held for greater than ten 
years.  The subject parcels, Lots 1.02 and 1.05 in Block 8 of the Borough of Millstone (See 
Appendix 1 – Van Cleef Plat Block 8, Lot 1 & Appendix 2 – Van Cleef Property Tax 
Assessment) for a total area of 34.3831 acres located within the Borough of Millstone 
(“Van Cleef Property”) are unimproved and vacant. These parcels have been owned by the 
Van Cleef Family Limited Partnership and Riverside III, LLC, of 339A Amwell Road, 
Hillsborough, NJ 08844, (“Van Cleef” jointly) in excess of ten years: Lot 1.02 was sold 
5/20/2008, and Lot 1.05 prior to the year 2000.  

 

b. The subject site has limited development due to physical separation from the borough 
streets. Lot 1.05, a 30.0547 acre parcel, is separated from the remainder of the borough by 
a creek and wetlands (See Appendix 2 – Van Cleef Settlement Plan and Appendix 6 - 
Millstone River Flood Plains). The only access to this parcel is via a private road that 
crosses Millstone Borough property (Lot 1.01); the private road connects to Amsterdam 
Drive, which does not enter the Borough. Lot 1.02 is a 4.3284 acre flag lot, accessible via a 
long driveway from Amwell Road, at the Borough’s boundary line with Hillsborough 
Township.   

 

c. The subject property must have public sewers to be developed due to soils limitations 
for on-lot sewage disposal. As noted in the On-Lot Disposal Suitability Plan, a part of the 
Millstone Borough Master Plan of 2005, as amended, the entire area of Lot 1.05 and nearly 
all of Lot 1.02 are located within the area of severe limitation for on-lot sewage disposal. 
Consequently, the only way to develop these lots is with the installation of a public sewer 
system. In order to make these parcels developable, the Borough has taken two actions: the 
Borough entered into an agreement with Van Cleef amending the Van Cleef Property’s 
zoning to TND, allowing an increased density that would justify the expense of 
constructing public sewers; and the Borough entered into an Inter-Municipal Cooperation 
Agreement Between the Township of Hillsborough, Borough of Millstone, Van Cleef 
Family Limited Partnership and Riverside, LLC, and the Somerset Raritan Valley Sewer 
Authority (SRVSA). This new sewer plan has been accepted by the Somerset County 
Planning Division and submitted to NJ DEP as part of the Somerset County Wastewater 
Plan. It should be noted that this proposed Wastewater Service Area includes most of the 
existing developed areas within the Borough, which are currently only served by on-lot 
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sewage disposal. Due to the lack of federal or statewide sewer funding assistance, the 
Borough of Millstone needs to find creative solutions to help meet the wastewater service 
needs for not only the proposed Van Cleef Property development within the proposed 
Redevelopment Area, but for the entire sewer service area within the Borough as a whole.  

 
Findings: Based upon the above findings, the proposed Redevelopment Area meets the criteria 
for Subsection c. of NJSA 40A:12A-5 Determination of Need for Redevelopment: 

1. The land is owned by a private developer and has remained unimproved and vacant 
for greater than 10 years. 

2. Due to the location within the Borough most of the proposed Redevelopment Area 
(30.0547 acres) is physically cut off from the remainder of the Borough or Borough 
streets due to wetlands and an existing stream. The remaining portion of the 
proposed Redevelopment Area (4.3284 acres) is distant from a Borough street and 
remains remotely accessible by a lane lot and behind existing street fronting lots.   

3. Due to the existing soils on the site the proposed Redevelopment Area is non-
developable without public sewers, or sewers funded by a public-private 
partnership. 

 
 
 
 
Subsection h. Consistent with Smart Growth Planning:  
 

Background: Close partnership Somerset County Planning Commission and New Jersey 
Office of Planning Advocacy. Since 2003 Millstone Borough has been working in partnership 
with Somerset County and the New Jersey Office of Planning Advocacy, Department of State. 
Specifically, the Borough has initiated the following plans that are consistent with smart 
growth planning principals adopted pursuant to law and/or regulation: 

1. 2004 - Vision Plan: Shows new futures analysis and final recommendations for inclusion 
into a future Comprehensive Master Plan.  

 
Recommendations for a new vision for the Van Cleef Property and the area of the 
proposed Redevelopment Plan are reflected within the Vision Plan.  

2. 2005 - New Comprehensive Master Plan: Provided environmental protection standards, 
town center, new infill development, historic preservation and open space. On-going 
amendments: 2007, 2008, 2009, 2016, and 2017. Re-evaluation 2013 and 2015.  
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Recommendations for a new vision for the Van Cleef Property and the area of the 
proposed Redevelopment Plan are reflected within the Master Plan, as amended.  
 

3. Ongoing Zoning Map Changes: 2005 to the present - Ongoing zoning changes to 
amend the Zoning Map so that it is in conformance with the Master Plan, land use 
standards, storm water management requirements, environmental protection standards, 
flood plain management, traditional village, open space and park zoning, implementation 
of the redevelopment plan, and codification.   
 

Recommendations for new zoning amendments for the Van Cleef Property and the 
area of the proposed Redevelopment Plan are reflected within on-going changes made 
to the Millstone Borough Land Use Code, as amended.  
 

4. Wastewater Plan: 2009, 2017, and present - Wastewater Service Area designation in 
conjunction with Hillsborough Township, Somerset Raritan Waste Water Sewer 
Authority, the Somerset County Planning Board, and NJ DEP.  
 

The ongoing successful planning and eventual implementation of the sewers is a key 
element for the development of the Van Cleef Property, for the implementation of the 
Town Center Redevelopment Plan, noted below, and the sustainability of the existing 
Borough housing stock. Once the sewers are installed and the Van Cleef Property is 
fully developed there will be a marked increase of tax ratables to the Borough, which 
will greatly assist with the sustainability of the needed services for the Borough.  

 
5. 2010 – COAH Plan:  Millstone Borough received substantive certification with the 

Council on Affordable Housing for its Fair Share Plan meeting the first, second, and third 
round of housing obligation needs. The key to meeting most of the housing obligations is 
predicated upon the ultimate development of the proposed Redevelopment Area. 
Specifically, Lot 1.02, a 4.3284 acre parcel, is slated to meet the low-income affordable 
housing obligation for the Borough and Lot 1.05, a 30.0547 acre parcel, is slated to meet 
most of the moderate affordable housing need.  

 
The implementation of the proposed sewers and the ultimate development of the Van 
Cleef Property is key to the Borough meeting a major portion of its Fair Share 
housing obligation.  

6. 2010 – Millstone Borough Main Street Redevelopment Plan – In conjunction with the 
Somerset County Redevelopment Commission, Millstone Borough set up a plan for the 
redevelopment of the Borough’s town center, swapping lands with the Somerset County 
Redevelopment Authority to preserve historic buildings that are currently located within 
the flood way, and providing opportunities for infill development that will provide for 
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needed economic development within the Borough; Somerset County will have needed 
recreational access to the Millstone River.  

 
The proposed implementation of the sewers, which will take place at the same time as 
the development of the sewers for the Van Cleef proposed Redevelopment Area, will 
facilitate the implementation of the Town Center Redevelopment Plan.  
 

7. 2013 to the present – Town Center Designation: In conjunction with the New Jersey 
Planning Commission the borough has set forth a Town Center Plan with terms for 
achieving consistency with the State Development and Redevelopment Plan and 
qualifying for Plan Endorsement with the Office of Planning Advocacy.   
 

One of the key outstanding components to the Memorandum of Understanding and 
the Planned Endorsement for the Center Designation (see Appendices 12 and 13) is 
the implementation of the sewers within the Borough. By developing a partnership 
with the Van Cleef Family Limited Partnership and Riverside III, LLC for the 
implementation of the sewers will serve more than just the Proposed Redevelopment 
Area, but the Borough as a whole.  

 

Findings: Based upon the above findings, the proposed Redevelopment Area meets the criteria 
for Subsection h. of NJSA 40A:12A-5 Determination of Need for Redevelopment: 

 
As noted above, since 2003 the Borough of Millstone has worked with Somerset County, 
the Somerset County and the New Jersey Office of Planning Advocacy, Department of 
State to develop plans for the designated redevelopment area that are constant with 
smart growth planning principles adopted pursuant to law or regulation.  

 

 
 

 
 


